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‘CITIES HAVE THE ABILITY TO 
MAKE US MORE COMPLEX 
HUMAN BEINGS. A CITY IS A 
PLACE WHERE PEOPLE CAN 
LEARN TO LIVE WITH STRAN-
GERS, TO ENTER INTO THE EX-
PERIENCES AND INTERESTS 
OF UNFAMILIAR LIVES. SAME-
NESS STULTIFIES THE MIND; 
DIVERSITY STIMULATES AND 
EXPANDS IT.’ 
RICHARD SENNETT
University Professor of the Humanities 
New York University
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PREFACE
‘Say “Public Space and Urban Life” in Johan-
nesburg and people will probably view you with 
suspicion. “What on earth do you mean by that?” 
they are likely to ask, “Joburg, where the pave-
ments are lined with endless piles of tomatoes, 
bananas and cheap Chinese clothing? Or the 
traffic intersections where the poor try to sell us 
coat hangers, bin bags or a blind relative? Or do 
you mean Joubert Park, where the unemployed 
spend all day lying sleeping in the sun? Or Zoo 
Lake, whose car park is turned into a luxury car 
showroom by Lenasia’s youth every Sunday af-
ternoon? Or the Mary Fitzgerald Square in New-
town, which the City has successfully managed 
to sanitise and strip of all life? Or no, perhaps, 
you mean the malls of Rosebank, where the 
trendy swank, or the Nelson Mandela Square in 
Sandton, where we all imagine ourselves to be in 
Italy?” (Bremner, 2006)
Well, in fact, “public space” in Johannesburg 
refers to all of the above. They are all spaces in 
which the bubbles of private worlds are deserted 
for a while, to meet friends, rub shoulders with 
strangers and create the public life of the city. Yet, 
one must ask the critical question as to what kind 
of public life and what kind of city is this?
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‘Cities have the capability of pro-
viding something for everybody, 
only because, and only when, 
they are created by everybody.’
Jane Jacobs
The Death and Life of Great 
American Cities (2002)
17
GLOSSARY
glos-sa-ry
noun (pl. -ries)
a list of terms or words 
found in or relating to a 
specific subject, text, or 
dialect, with explana-
tions: a brief dictionary.
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GLOSSARY OF TERMS       The following listed words appear throughout 
‘SANDTON CIVIC EXCHANGE: Exploring a New Civic Identity.’ In order 
to understand the intended meaning of a number of open-ended or 
ambiguous words/phrases used within this document. The glossary 
page has been implemented in this dissertation as an alternative 
method to the footnote system.
CENTRAL BUSINESS DISTRICT (CBD)
The focal point of a city. It is the 
commercial, office and  retail centre 
of the city and usually is the centre 
point for transportation networks.
CIVIC
adj.
Of, relating to, or belonging to a city, 
a citizen, or citizenship; municipal or 
civil. (Dictionary.com, 2012)CIVIC ENGAGEMENT
Civic engagement means working 
to make a difference in the civic life 
of our communities and develop-
ing the combination of knowledge, 
skills, values and motivation to 
make that difference. It means pro-
moting the quality of life in a com-
munity, through both political and 
non-political processes.
PUBLIC TRANSPORT INTERCHANGE 
(PTI)
A place where passengers and 
cargo are exchanged between ve-
hicles or between transport modes. 
Public transport hubs include train 
stations, rapid transit stations, bus 
stops, tram stop, airports and ferry 
slips. (Dictionary.com, 2012)
PERI-URBAN
adj.
Immediately adjoining an urban 
area; between the suburbs and the 
countryside. (Dictionary.com, 2012)
URBAN
adj.
An urban area is characterised by 
higher population density and vast 
human features in comparison to 
areas surrounding it. Urban areas 
may be cities or towns. Urban areas 
are created and further developed 
by the process of urbanisation. 
SUBURBAN
adj.
Relating to or characteristic of or 
situated on the outskirts of a city.
(Mirriam-Webster, 2012)
FORTIFICATION
noun
The act of fortifying; the art or sci-
ence of fortifying places to strength-
en defence against an enemy.
PUBLIC PRIVATE PATNERSHIP (PPP)
South African law defines a PPP as 
a contract between a public sector 
institution/municipality and a private 
party, in which the private party as-
sumes substantial financial, tech-
nical and operational risk in the 
design, financing, building and op-
eration of a project. (M-W,2012)
PUBLIC
adj.
1. Of, concerning, or affecting the 
community or the people
2. Maintained for or used by the 
people or community.
PRIVATE
adj.
1. Intended for or restricted to the 
use of a particular person, group, 
or class 
2. Belonging to or concerning an in-
dividual person, company, or inter-
est. (Dictionary.com, 2012)
DEPARTMENT OF TRADE & INDUS-
TRY (DTI)
Department of the South African 
government with responsibility for 
commercial policy and industrial 
policy. The DTI and its subsidiary 
agencies are involved in promoting 
economic development, Black Eco-
nomic Empowerment, implement-
ing commercial law (including com-
panies law and intellectual property 
law), promoting and regulating in-
ternational trade, and consumer 
protection. (DTI, 2012)
SANDTON URBAN DEVELOPMENT 
FRAMEWORK (SUDF)
Document providing a set of de-
velopment principles and specific 
urban design and transportation 
guidelines for future development in 
Sandton. Prepared by the City of jo-
hannesburg Development Planning 
& Urban Management.
PUBLIC URBAN SPACE
All space that is not clearly delineat-
ed as private, where there is at least 
a degree of accepted and legitimate 
public or community use. The term 
also recognises that urban public 
space and its use is a manifesta-
tion of social and cultural norms 
and political practiceand its use is a 
manifestation of social and cultural 
norms and political practice.
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SITUATED NORTH OF THE JOHAN-
NESBURG INNER-CITY, LIES THE 
SANDTON CENTRAL BUSINESS 
DISTRICT. THE CBD IS BOUNDED 
BY THREE MAJOR ROADS, NAME-
LY SANDTON DRIVE, GRAYSTON 
DRIVE AND RIVONIA ROAD. TO-
DAY, IT IS HOST TO OVER 300 000 
USERS AND 10 000 BUSINESSES, 
INCLUDING LEADING INVEST-
MENT BANKS, LEGAL FIRMS AND 
FINANCIAL INSTITUTIONS.
PLAN VIEW OF SANDTON CBD
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INTRODUCTION
Under apartheid, public space and urban life was filtered according to skin colour. 
Black and white lives might have brushed shoulders, but they inhabited different 
worlds, or rather the world they inhabited had very different meanings. Where they 
did meet, a whole administrative apparatus of laws, bylaws, prohibitions and pun-
ishments was assembled against this interaction. According to Lindsay Bremner 
(2006), Chair of Architecture at the University of the Witwatersrand Johannesburg, 
‘This denial of common rights or a common destiny produced a dual city and a dual 
nation, diverse urban worlds existing side by side in the same geographical space.’
This legacy underlines the kinds of public life and urban space taking shape in 
Johannesburg today. The first kind of public space that has transpired is formed 
in commemoration of the struggle against apartheid. A number of symbolic public 
buildings and spaces serve as sites for the memorialisation of collective histories. 
An example of such is the Walter Sisulu Square of Dedication in Kliptown, which 
celebrates the 1955 signing of the ANC’s liberation manifesto, the Freedom Charter. 
The second kind of public space is underscored by the culture of protest, now 
aligned on human rights, civility and the independence of the rule of law. New and 
old forms of public associational life (Trades Unions, Treatment Action Campaign 
etc.) visibly assert the rights and demands of people on the streets of the city. 
Given the intricacy of apartheid’s urban planning, many of Johannesburg’s citizens 
spend lengthy amounts of time in cars, trains or mini-bus taxis, travelling from their 
places of residence to work and back. This daily migratory pattern offers boundless 
opportunities for the expression of public life, or at least for the interaction of stran-
gers in public space. Traffic intersections, highway verges, train carriages, minibus 
taxis and their ranks have become nodes of public and private interest (Bremner, 
2006). These arrangements construct a new fusion of urban life, and new sites of 
contestation.
Meanwhile, in Johannesburg’s post-apartheid economy, an instant wealthy (and in-
creasingly black) élite have emerged. Life is by and large focussed around money, 
its attainment and demonstration. Habits of prolific spending, on the body, cars and 
houses, drive a consumer economy of a dizzying extent. Architecture plays a cru-
cial role in the constructs of the public realms of consumption and display in this 
economy, namely, the shopping centres, casinos, homes, clubs, bars, restaurants 
and gyms – in and through which wealth and its symbols flow. Places like Nelson 
Mandela Square, Melrose Arch, and Montecasino become the hubs of this middle 
class society. According to Bremner (2006), ‘They offer the opportunity to forget the 
racial city by gazing into magical mirrors of frozen and imaginary pasts, while, at 
the same time, reducing public space to sites where private interest and consumer 
choice dominate.’
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‘A constitutional democracy is 
in serious trouble if its citizenry 
does not have a certain degree 
of education and civic virtue.’
Phillip E. Johnson
27
ALICE LANE, SANDTON (2012)
View of Sandton Convention Centre (left), Michelangelo 
Tower (middle), Tsogo Sun Intercontinental Towers (right)
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Living in Johannesburg today exhibits a number of contradictory tendencies. On the one hand, 
its emerging public life is taking shape around new official narratives, modes of associational life, 
meanings of money and everyday effort. Contrary to this, its public space is viewed and experi-
enced by many as out of control and dangerous. It is hoarded by fences, palisades, walls, gates, 
private security guards, cameras and other defensive security technologies. Bremner (2006) main-
tains that ‘Public life withdraws into the interiority of the private realm and urban space is abandoned 
to featurelessness and neglect.’ And so building more robust intersections between the two and 
providing truly public space is a challenge that this dissertation seeks to explore. 
Interestingly, there is no explicit right to public space enshrined in the South African Constitution – 
the embodiment of South Africa’s relatively newfound democracy. The Constitutional Court has dis-
tilled and entrenched such a right, as a matter of entailment, from the other rights in the Bill of Rights.
The only indirect reference that The Constitutional infers with regards to public space can be found 
in the two sections outlined below: 
Section 24: Environment
Everyone has the right to (a) have the environment protected for the benefit of present and future 
generations, through reasonable legislative and other measures that (iii) secure ecologically sus-
tainable development and use of natural resources while promoting justifiable economic and social 
development. (Constitution of the Republic of South Africa Act No. 108 of 1996)
Section 41: Principles of Co-Operative Government & Inter-Governmental Relations
All spheres of government and all organs of state within each sphere must (a) secure the well-being 
of the people of the Republic; (b) provide effective, transparent, accountable and coherent govern-
ment for the Republic as a whole.  (Constitution of the Republic of South Africa Act No. 108 of 1996)
Arguably, the need for public space has become further invalidated by our legislation not recognis-
ing and securing the right to public space for its citizens. 
This thesis strives to propose that public space is the lifeblood of any city; it gives citizens an op-
portunity for expression and transparency, and should serve to provide an environment for healthy 
debate and interaction – amongst friends and strangers. The following chapter examines the grow-
ing private ownership and management of the public realm and eroded civic profile of the Sandton 
CBD, and seeks a new form of civic expression for this area.   
29
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SITE LOCATION:
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HISTORICAL
CONTEXT
01
SANDTON CITY, 1974
The opening of Sandton City Shopping Centre: a 
pivotal turning point for the area  (Beavon, 2004) 33
COMMISSIONER STREET
At the intersection with Simmonds Street,1895
(Beavon, 2004)
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THE GENESIS:
JOHANNESBURG & 
SANDTON
GOLD RUSH / GROWTH & DEVELOPMENT / APARTHEID 
BUILDING BOOM /THE SUBURBAN DREAM / SANDTON 
CITY / THE EXODUS
One of the youngest major cities in the world, the City 
of Johannesburg was founded in 1886 as a result 
of the discovery of gold on the Witwatersrand, and 
quickly grew into a major urban centre. Johannesburg 
had a unique growth pattern in that it was physically 
constrained by mining activities in the south, south 
east and west, with ample land to the north, north 
west, east and further south beyond the mining belt. 
Johannesburg was a fast-growing city with a discernible urban form. By the middle of the first half 
of the twentieth century, it had adopted the specific pattern of a downtown business centre that 
was served by suburbs on almost all sides that were neatly stratified in terms of race and economic 
class. In the 1920’s apartment buildings sprang us in the city centre and on its peripheries; a zone of 
warehouses emerged, development commenced on a new university campus on the Braamfontein 
Ridge, to the north west of the city centre, and a new railway station was constructed in the northern 
quadrant of the city centre. (Chipkin, 2008)
The building boom grew apace in the 1930’s as a result of the wealth generated by South Africa’s 
departure from the Gold Standard and the increase in the price of gold that followed. Clive Chipkin 
(2008), in his comprehensive history of Johannesburg’s architectural development, describes the 
city that emerged at the time as follows: “By the late 1930s Johannesburg possessed four real 
skyscrapers in the central business area that were higher than or approaching 60metres in height. 
There were whole street walls of abutting stunted skyscrapers nine or ten storeys high. High den-
sity blocks of town flats grew up in the boom on the perimeter of Joubert Park the suburban blocks 
around the Clarendon Circle traffic roundabout as well as the tram routes of Hillbrow…in Commis-
sioner Street there were the illuminated vertical signs and passing night traffic of a lesser Broadway. 
Voluminous new development stores also developed in the retail area and the plate-glass show-
rooms in the new Motortown… Johannesburg seemed aglow, a modern metropolis on the world 
map.” 
i. Growth & Development
While the city centre was the undisputed economic, retail and entertainment centre of this New 
York style metropolis, its centre of gravity in terms of prestigious residential development extended 
mainly to the north, starting with the famous mansions of the “Randlord” mining magnates on the 
Parktown and Westcliff ridge, and extending into suburbs such as Saxonwold and Houghton, where 
substantial residences stood in the midst of lush gardens on stands of up to an acre in extent. 
Further townships in the northern suburbs catered for the upper middle classes, as opposed to 
the ultra-rich, as “The Parks” – Parkwood, Parktown North, Parkview and Rosebank continued the 
spread of leafy streets and generously sized homes, set in cultivated gardens. This was a develop-
ment trend that continued unabated. In the 1940s it spread further north west with the establish-
ment of Emmarentia and Greenside on what had been a farm owned by the Geldenhuys family, as 
well as further north, to Melrose, Dunkeld and Illovo, beyond Rosebank. (Chipkin, 2008)
Expensive apartment blocks had been constructed in Killarney, closer to the city centre, from the 
thirties onwards and this trend was picked up in Illovo, north of Rosebank and adjacent to Melrose, 
in the 1950s, when white South African suburbia mimicked the post-war ‘American Dream.’ Local 
shopping centres, cinemas and even department stores were established at certain key points in 
the northern suburbs, entrenched as a symbol of the wealth and ‘good life’ offered by Johannesburg 
in residential terms – in the same way that the city centre embodied this ideal in commercial terms.
RISSIK STREET BRIDGE
View across Johannesburg,1950  (Ball, 2012)
PARKTOWN RIDGE (1905)
Herbert Bakers Stonehouse  (Aaron, 1972)
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ii. The Apartheid Building Boom
As suburban shopping centres, albeit on a relatively small scale, started becoming a fea-
ture of the urban expanses beyond the city centre, and a few decentralised office nodes 
took their first tentative steps into the urban firmament, the city centre itself exploded. 
According to Clive Chipkin (2008), a flood of foreign capital underpinned by the govern-
ment’s draconian actions in defence of the economy post-Sharpeville, and a plentiful 
supply of cheap fossil fuels sustained the ‘apartheid share boom,’ which lasted from 
1963 into the early 1970s. Thus the city centre saw, in a single decade, the construction 
of 60 tower blocks that rose above the “1938 benchmark.” 
Meanwhile, with the new onrush of private sector fuelled development on the Johannes-
burg city centre’s building stock, the apartheid government began to flex its muscles and 
place its stamp on portions of a city that had always distanced itself from the state - being 
the almost exclusive preserve of a rambunctious private sector. By the mid-1970s, the 
oil price had quadrupled, the era of cheap imported fossil fuels was over, and there were 
signs of the collapse of colonial powers in Africa. The apartheid building boom came to 
an end. (Beavon, 2004)
Johannesburg, accustomed to almost a century of ‘boom and bust’ development, lay 
idle, waiting for the next boom. The next boom, however, took place in an unexpected 
quarter, far from the historical city centre in the midst of the rustic suburban idyll to the 
north – the so-called ‘mink and manure belt.’
COMMISSIONER STREET
In the centre of South Africa’s thriving commerical 
capital in the 1960s  (Chocolat, 2011)
THE JOHANNESBURG STOCK EXCHANGE (JSE)
The financial heart of the JHB inner-city
 (Chocolat, 2011)
CORNER ELOFF & PRITCHARD STREETS
A busy corner in the city-centre, 1960s (Chocolat, 2011)
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iv. Sandton City
In 1974, developers Rapp and Maister proceeded with a daring project – the con-
struction of a lavish shopping centre, capped by a twenty storey office tower, in 
the heart of Sandton. All of a sudden, the glitzy designer shops, cinemas and cor-
porate offices co-existed with bridle paths, lanes, and pseudo ‘country’ mansions. 
At the time, the Sandton City development was regarded with scepticism by many 
property developers, but it proved to be not only a shrewd and forward-looking 
investment, but to be the seed that was sown for a new phase of urban develop-
ment, as a city centre gradually arose in these leafy surrounds that eventually 
rivalled the Johannesburg city centre. And the same spirit of innovation, material 
opulence and commercial savvy that manifested almost half a century earlier, and 
had spurred on the growth of the Johannesburg city centre as a ‘Manhattan in the 
veld,’ imbued the new Sandton urban centre as a second Ritzy skyline that gradu-
ally took shape over the next three decades. (Chipkin, 2008)
The development of Sandton as a city centre coincided, however, with a tangible 
decline in the status of Johannesburg, not only as a consequence of the death of 
the apartheid building boom, but as a result of a major migration that saw busi-
nesses moving out of the city centre in the 1970s in search of accommodation that 
was easily accessed from the northern suburbs; without the gridlocked traffic jams 
that had become a feature of the Johannesburg downtown. 
iii. The Suburban Dream
Post World War 2, Johannesburg was poised for another three decades of suburban ex-
pansion, and the thrust to the north, where suburbs with large stands and large modern 
houses established themselves in former fields and farms, was an overt expression of 
affluence. Those northern suburbs that were furthest away from the city centre and the 
bustle of Rosebank, now an important suburban shopping node, consciously took on a 
character that was semi-rural. 
Sandown, one of the new ‘far northern suburbs’ and its surrounds became known as the 
‘mink and manure belt,’ and this colloquialism aptly described a rather unique combina-
tion of a ‘horsey’ and well-heeled suburban lifestyle, in relatively easy reach of the city 
centre, where the residents of this semi-rural Eden earned the fortunes that sustained 
their lifestyles. 
Sandown, Bryanston and the extensions of Illovo, Hyde Park, Rivonia and surrounds 
were outside of the municipal boundaries of the City of Johannesburg, and were admin-
istered by a provincial government body, known as the ‘Peri-Urban Areas Health Board’ 
(Chipkin, 2008). By the late 1960s, these areas had expanded and developed so con-
siderably – with rapid development of middle class housing to the far north west as well 
as the aforementioned ‘mink and manure belt,’ that the government created two new 
municipalities - Randburg, for the former, and Sandton (a combination of the township 
appellations ‘Sandown’ and ‘Bryanston’) for the latter. When Sandton was promulgated 
in 1969, it was described by Town Planner Barry Bristow, as a “community of 30 000 
whites and 15 000 horses.” This state of affairs, however, was short-lived. 
SANDTON 
‘Mink and Manure’ society, 1884 (Palestrant, 1986)
SANDTON CITY SHOPPING CENTRE (1974)
Developed by Rapp & Maister  (Beavon, 2004)
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v. The Exodus
First there was a move immediately north into Parktown, 
where low-rise office blocks were rapidly established in a 
manner that conserved the tree-lined streets and the park-
like ambiance of what, at the turn of the century, had been the 
city’s premier residential suburb. This was parallelled by two 
other interventions, both in Parktown – the construction of the 
new campus for the Johannesburg College of Education, and 
the massive new Johannesburg Hospital, which straddled 
the eastern end of Parktown Ridge. (Beavon, 2004)
The 1980s saw an escalation of the migration process, char-
acterised by a large scale flight of businesses from the Jo-
hannesburg Central Business District, with office develop-
ments occurring in nodes throughout the northern suburbs. 
The strongest concentration of office buildings was in the 
emerging Sandton Central Business District, with its lifestyle 
appeal, where office buildings and hotels were set back from 
tree lined streets, and its proximity to what had become the 
most desirable residential areas in the city. 
The then Sandton Towers Council was divided between 
those who wished to reserve the rustic ambiance of the area 
and those with a drive to promote intense commercial and 
retail development. From evidence on the ground, the pro-
development lobby clearly had their way. It is noteworthy that 
the Sandton Town Planning Scheme of 1980 provided incen-
tives for the development of office buildings in the form of ad-
ditional bulk, provided in the form of exemptions from inclu-
sion in bulk calculations for corridors and circulation spaces 
in commercial buildings. The land use management regime 
in Sandton thus had an edge over its Johannesburg coun-
terpart. This was exacerbated by the decision of the Johan-
nesburg City Council to curtail drastically the amount of on-
site parking that could be provided when new office buildings 
were erected in the city centre. Instead of promoting more 
sustainable development in terms of greater numbers of of-
fice workers using public transport to and from the Johannes-
burg city centre, these provisions in the Johannesburg Town 
Planning Scheme of 1979 simply encouraged the exodus of 
businesses to the north (Oakenfull, 2010). The race to attract 
investment in the form of office buildings, it was the Sandton 
Municipality that quickly took the lead.  
RAILWAY STATION BUS DISTRICT
Johannesburg inner-city 1999  (Knirr, 2012)
AERIAL VIEW OF SANDTON
Cnr. Maude & West St in foreground, 2012 
(Solutions, 2012)
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CONTEXT
02
AERIAL VIEW OF JOHANNESBURG
The largest inland city in the world, 2012 
(City Wallpapers, 2012) 41
Johannesburg: City Growth
Over the past two decades the socio-spatial structure of Johannesburg 
has undergone a radical transformation which parallels the major politi-
cal, economic, social and cultural changes experienced by the city. On 
the one hand, the metropolis has pushed outwards, developing sub-
urbs in further out locations. The sphere of influence of its central busi-
ness district now overlaps with that of nearby metropolises in an ever 
more interdependent urban region, and the emergence of edge cities 
further intensifies the local competition for urban centrality.
But on the other hand, political barriers have vanished and those previ-
ously excluded from the city have now gained a foothold in the centre. 
The new Johannesburg is far more complex than the old rigid frame-
work of colour-coded social duality, filled with transformative possibili-
ties and urban openings. Yet it is in this global city region in the making, 
where the economic divide may be widening even more, that the chal-
lenges of inclusion are as present now as ever. (Urban Age, 2012)
im
ages sourced from
: U
rban A
ge (2012)
02   SPATIAL CONTEXT
42
Johannesburg’s population density varies dramati-
cally between the 11 regions that comprise the city. 
The region incorporating the Johannesburg CBD is 
smallest in area (47.74 km2), yet considerably high 
in population density with 54 persons/hectare. The 
affluent and multinational corporation dotted land-
scape of Sandton and Rosebank is close in land 
area to the adjoining township and informal set-
tlements of Alexandra, yet has considerably lower 
population density. Dense pockets of population 
emerge in more impoverished areas while affluent 
residents prize spacious accommodation, large 
gardens and secure parking. (Urban Age, 2012)
DENSITY TRANSPORT
Minibus taxis in Johannesburg are the daily trans-
port lifeline of the bulk of the working population. The 
metro railway system is the cheapest form of trans-
port, connecting central Johannesburg to Soweto, 
Pretoria and most of the satellite towns along the 
Witwatersrand. Metrobus is the second largest mu-
nicipal bus operator in South Africa, with 532 buses 
covering 80 scheduled routes. The majority of new 
developments, particularly to the north, rely on road 
transport, which means the use of a private car. The 
Gautrain Station which connects Johannesburg to 
Pretoria and OR Tambo international Airport carries 
between 30,000 and 34,000 train passengers a day. 
(Big Media Publishers, 2012)
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Twenty two percent of households live without for-
mal shelter and accommodation, while 15.5% live 
without access to on-site clean water. Informal set-
tlements are concentrated in former apartheid de-
marcated black townships. Often, hubs of informal 
settlements are geographically proximate to afflu-
ent suburban residential areas, as with Alexandra 
and Sandton. Local authorities are continually chal-
lenged by the need both to formalise the dwellings 
for many Johannesburg residents and to ensure 
that future building projects and neighbourhood 
planning integrate households with different socio-
economic realities. (Urban Age, 2012)
INFORMALITY
43

SITE
CONTEXT
03
SANDTON CBD AT DUSK
View of major landmarks in the CBD, including Nel-
son Mandela Square and the Michelangelo Tower, 
2012 (City Wallpapers, 2012)
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EXCHANGE SQUARE, MAUDE STREET
The current location of the JSE, 2012
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SANDTON: THE 
FLEDGLING CBD 
COMES OF AGE
GROWTH / RETAIL & COMMERCIAL CAPITAL / NELSON-
MANDELA SQUARE / FUTURE DEVELOPMENT / MAJOR 
MILESTONES / POST MILLENIUM BUILDING BOOM
The Johannesburg city-centre and its environs have 
undergone a fundamental change in character, in 
use and in urban morphology. This has gone hand in 
hand with the ascent of Sandton as the new financial 
heart of the country – sealed in the early years of the 
new millennium, when the stock exchange moved 
from its premises in the west end of the Johannes-
burg city centre to a new sleek glass building in the 
heart of Sandton. This prestigious institution was 
erected across a cobbled street from a low-rise shop-
ping centre and hotel that had euphemistically been 
‘Village Walk’ when it was constructed in the 1990s 
– a sophisticated complex that still deferred to Sand-
ton’s roots in the peri-urban idyll. (Chipkin, 2008)
It was not long, however, before Sandton City began to extend, in 
geographic and functional terms. The glitzy new Southern Sun ho-
tel was erected on the same site, and a clearly demarcated link be-
tween the hotel and the shopping centre was established. Medium 
rise office buildings were erected in the grid of streets to the north, 
east and west of Sandton City (Chipkin, 1993). A second sleek, high 
rise hotel, the Intercontinental Sandton Towers, was erected on the 
northern side of 5th Street and linked to the first Southern Sun Hotel 
by means of a skywalk. 
The space inbetween the Johannesburg city centre and Sandton 
has also seen unprecedented development in the past three dec-
ades, and has been transformed from a series of affluent low density 
residential suburbs into a mixed use matrix that combines lower rise 
office buildings, apartment buildings, cluster house developments 
and exclaves of large houses on equally large stands (Beavon, 
2004).This area has enjoyed considerable investment in institutional 
and retail developments.
SANDTON CITY TOWERS & THE MICHELANGELO TOWER
Dominate the Sandton skyline, 2012 (Solutions, 2012)
i The New Retail & Commercial Capital
Sandton City epitomised private enterprise – and did so with glamour and panache. The old and now 
removed Civic Centre represented municipal government. As a very large, internal shopping mall, 
Sandton City did not contribute to the traditional sense of a town centre. It was very much a case of a 
self-sustaining environment for shopping, banking, commercial activities and medical services, which 
initially served the low density affluent residential areas that stretched southwards as far as Illovo and 
northwards as far as Kyalami. This node met the middle class suburbs of Randburg in the west and 
stretched eastwards as far as Alexandra Township, and to Lombardy East on the far east/south east.
03   SITE CONTEXT
48
ii. Nelson Mandela Square
It was fortuitous that the then Sandton Town Coun-
cil determined to develop a library to the west of 
the existing municipal buildings, and particularly 
fortuitous that the Council employed GAPP Archi-
tects & Urban Planners, an award-winning South 
African architectural practice, to design the library. 
The result was a carefully modelled building in 
warm tones of facebrick with distinctively contem-
porary lines, expressive structural elements and 
strategically placed openings that gave it the rarely 
merited distinction of being a truly civic building. In 
functional and cultural terms, the library comple-
ments the activities that take place on the piazza 
that was then erected immediately to the west of 
the building. It encloses the eastern end of the pi-
azza and provides the supersized sculpture with a 
striking architectural focus.
Nelson Mandela Square has provided Sandton 
with a priceless urban open space heritage. The 
range of amenities, activities and spaces – par-
ticularly public spaces that have resulted from the 
placement of Sandton City, the two Southern Sun 
towers, the Convention Centre, Nelson Mandela 
Square and the Michelangelo Towers, has opened 
up the heart of Sandton as an active town centre. 
Sandton City, the enclosed archetypal shopping 
mall, has been integrated with adjacent develop-
ments in a way that shows the beginnings of a 
functional and symbolic ‘town centre.’
Most importantly, that ‘town centre’ was selected 
as the location for one of the three Johannesburg 
Gautrain stations. The Sandton station is a flag-
ship station, providing a direct, high speed rail link 
to the OR Tambo International Airport, as well as 
being on the Johannesburg-Pretoria line. The sta-
tion complex itself has been the catalyst for spe-
cific further developments that are and will soon be 
taking place in the immediate environs, and further 
underpins the confidence that property investors 
have placed in Sandton’s potential as the country’s 
NELSON MANDELA SQUARE
View across square towards retail side, 2012  
NELSON MANDELA SQUARE
View across square towards Sandton Library, 2012
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iii. The Migration
First and foremost it must be stated that there 
has been gradual move of financial services 
businesses to Sandton over the past 20 years. 
The numerous low-key, medium rise office de-
velopments that were constructed in the area 
during the 1980s and 1990s bear testament to 
this. 
Three symbolic events have, however, changed 
the face and repute of Sandton forever and 
have placed it on the world map as the place to 
do business in Johannesburg, and South Africa 
for that matter.
a.  The Johannesburg Stock Exchange
Describing these events in order of importance, 
the most significant migration from the Johan-
nesburg city centre into Sandton was undoubt-
edly that of the Johannesburg Stock Exchange. 
This is a building, and centre of activity, that 
represents the very essence of the free market 
financial system that is at the heart of South 
Africa’s success as a developed, Western-
style economy. It’s relocation in Sandton clearly 
marked a paradigm shift – from the now shabby 
environs west of the Johannesburg city cen-
tre, where the stock exchange building was an 
island in the sea of urban flux, to a slick new 
building complex that has fewer storeys than 
its predecessor. Exchange Square is set in 
courtyards with fountains and water features 
alongside equally slick and architecturally com-
plementary buildings that house investment 
banks. (Holden, 2010)
The symbolism of this migration is clear, but the 
practical implications of the Stock Exchange 
relocation to Sandton are far ranging. Now 
there is good reason for financial services com-
panies to be established in physical proximity 
to the Stock Exchange, for both practical and 
symbolic reasons. 
MAUDE STREET, EXCHANGE SQUARE 
Johannesburg Stock Exchange, 2012
b.  Law Chambers
The second symbolic migration is that of the legal profession, in par-
ticular members of the Bar. Ever since the Supreme Court (now the 
High Court) was established in Pritchard Street, Johannesburg, Advo-
cates’ Chambers were clustered around the Court building. The mid-
90s saw however, a mass migration of advocates from Johannesburg’s 
city-centre into various more low-key, plush and guarded buildings in 
Sandton. This signified a further paradigm shift. Most of the advocates 
in Sandton occupy chambers clustered along Protea Place, another 
narrow street which is just to the north of Maude Street, while others 
are housed in a low rise office park named ‘Sandown Village’ on Maude 
Street, immediately to the west of the Stock Exchange.
The overt rationale for this migration was that advocates needed to be 
closer to their clients: in other words, the nexus of financial influence 
moved from the Johannesburg city-centre to Sandton. 
At the same time, many of the major Johannesburg commerical law 
practices have positioned themselves in Sandton, and the head office 
buildings of the majority of South Africa’s leading law firms: Werksmans 
Attorneys, Norton Rose, Cliffe Dekker Hofmeyr, Eversheds and others 
- many of which have added architectural distinction to the Sandton 
CBD. 
ABOVE: LEGAL PRACTICES IN SANDTON, 2012
From left to right: Cliffe Dekker Hofmeyr; Eversheds; Norton Rose; 
Werksmans Attorneys; Sandown Village; Edward Nathan Sonnenbergs 
JOHANNESBURG HIGH COURT 
Pritchard Street, 2012  (Solutions, 2012)
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c.  Blue Chip Banking and Financial Services
The third symbolic migration has been that of certain key banking insti-
tutions to Sandton. The most notable of these has been the construc-
tion of the Nedbank headquarters a distinctive grouping of buildings in 
a  restrained, almost art-deco architectural style on a super block prin-
cipally facing Rivonia Road and Maude Street. Nedbank, being one of 
the so called ‘big four’ South African banks, is a significant presence in 
Sandton. And while First National Bank ostensibly has its headquar-
ters in the Johannesburg city centre, its actual headquarters are those 
of its holding company RMB, which occupies a blue glass tower block 
along Fredman Drive, Sandton. 
Needless to say, there are many other high profile financial services 
companies operating in Sandton as well as multinational banks and 
insurance companies. Deutsche Bank and HSBC, for example, are 
housed in the Stock Exchange complex, Exchange Square, while 
Merril Lynch is situated on West Street, up the road from the Sandton 
Gautrain Station. 
ABOVE: FINANCIAL INSTITUTIONS IN SANDTON, 2012
From left to right: Nebank; Absa Capital; Standard Chartered; Rand 
Merchant Bank; HSBC; Investec
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115 WEST STREET, SANDTON
Recently completed offices for financial services group, Alexander Forbes - 
across the road from the Gautrain Station, 2012  
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iv. Future Development: Kgoro Gateway (Sandton Transport Interchange)
In addition, it is important to make mention of a proposed development around the Gautrain 
Station, given the context. Initiated by the City of Johannesburg Property Company, an ambi-
tious R4 billion multifunctional development and public square will link the station – spatially, 
and in dynamic activity-based terms – with Nelson Mandela Square, Sandton City and the 
Sandton Convention Centre. Kgoro Gateway will comprise of a mix of residential, hotel, busi-
ness and retail space will be accommodated in three blocks. A 30-storey tower will be flanked 
by two seven storey wings, to the south and north respectively, a piazza that converges on the 
iconic faced of the Sandton Library. Parking will be provided in basements alongside those of 
the Gautrain Station. The development, including the station, serves as a multi-nodal public 
transport interchange that caters for the Gautrain Rapid Rail Link, the Parktown to Sunninghill 
Bus Rapid Transit System (BRT) that runs along Rivonia Road, Metro busses, minibus taxis 
and metered taxis. (Sandton Integrated Development, 2008)
EXISTING UNACCOMMODATED TRANSPORT FACILITIES 
Top row: minibus taxi rank situated behind the Sandton Library
Bottom row: private taxis parked on Stella Street, 2012
KGORO GATEWAY ARTISTS IMPRESSION
All modes of public transport and private taxis will be consolidated on this site
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AERIAL VIEW OF SANDTON CBD
View from above Wierda Valley, 2012 (Solutions, 2012) 
v. The Post Millennial Building Boom 
By the turn of the century, Sandton has acquired a mo-
mentum in its development as a premier financial centre 
that prefigured a drastic change in its urban morphol-
ogy. The concentration of prime business and financial 
services operations; of corporate headquarters; of legal 
firms; the presence of the Stock Exchange; the concen-
tration of world class hotels; one of the country’s leading 
Convention Centres; the Sandton Gautrain Station; and 
the ‘catchet’ of Sandton City as an international shop-
ping destination all added to the magnetic appeal of this 
new CBD, and added momentum to its development 
dynamic. 
The City of Johannesburg’s Development Management 
Directorate has considered numerous applications for 
the rezoning of sites in the CBD area for the erection of 
substantial, high-rise, mixed use developments, with the 
emphasis, however, on office space. The completion of 
the Sandton Urban Framework in 2008 has provided the 
necessary guidelines for these drastic changes in land 
use, particularly with respect to the height and bulk of 
building that can be allowed,  and it has expedited the 
approval process. (Sandton Integrated Development, 
2008)
Many of these changes in land use and zoning rights 
will have a dramatic effect on the functionality, as well as 
the street character and skyline of Sandton. Today the 
skyline is dominated by the Michelangelo Towers, with 
Sandton City and the RMB office tower block as smaller 
‘siblings.’ In the next five years that morphology could 
change completely – if all the projects that are the sub-
ject of recent rezoning are carried through to comple-
tion – and the skyline will be dominated by at least one 
complex of 40-storey tower blocks, as well as towers of 
up to 20 storeys. The possibility of a future rezoning ap-
plication being submitted for an 80-storey block is yet to 
be determined.
SANDTON SKYLINE
View of Sandton from Randburg, 2012
(Solutions, 2012)
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MAUDE STREET SANDTON
Bafana Bafana Parade during the FIFA 
World Cup 2010 (Ball, 2012)
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WEST STREET, SANDTON
Bafana Bafana Parade during the FIFA World Cup 2010  (Ball, 2012)
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WHERE IS SANTON
CITY’S CIVIC
IDENTITY?
A FORGOTTEN CIVIC IDENTITY / FORTRESS CITY / 
PUBLIC PRIVATE PARK PARTNERSHIPS / EXAMINING 
SANDTON’S PUBLIC SPACES
‘Form follows profit is the aesthetic principle of our 
times.’
Richard Rogers
Sandton City is a commentary on the state of busi-
ness is South Africa today. Sandton represents private 
business’ rebellion against the state - a tension which 
has strengthened due to the lack of partnership and 
collaboration between public and private enterprise. 
Sandton’s CBD is characterised by limited pedes-
trian movement on the periphery, while vehicles and 
commerce dominate the road. It suffers from a poor 
and restricted urban environment, is not pedestrian 
friendly, and lacks any sense of dynamic and diverse 
urbanism. One is forced to ask: is there any difference 
between Sandton City and a business park?
i. A Forgotten Civic Identity
Sandton City was the catalyst for growth of a business-oriented town centre when Sandton 
City Shopping Centre was opened in 1974. Sandton was a municipality in its own right and 
had not yet been absorbed by the Johannesburg ‘megacity.’ Despite being a somewhat mon-
olithic, entirely enclosed shopping centre, it was also the active thriving ‘heart’ of this new 
town. The genesis of a modest town centre was already in place in the form of the Sandton 
Civic Centre and community hall that had been erected a few years earlier, and it was a por-
tion of this ground, which had originally been acquired by the Peri-Urban areas Health Board, 
that was made available by the local authority for the development of Sandton City. 
In 1992, the Sandton Town Council appointed GAPP Architects & Urban Designers to design 
the Sandton Library, an art gallery, as well as the council chambers for the Sandton Town 
Council. The site given was located between two squares, which mean the building would be 
the division point between them and therefore had to interlink with its context in a significant 
manner. (Chipkin, 2008)
Sadly, the Sandton Town Council no longer exists today since the region now falls under 
Johannesburg. Therefore the spaces originally intended as the council chambers as well as 
the Mayor’s office are all now empty and unused spaces ready for alteration and adaptive re-
use possibilities. The Art Gallery is deteriorating slowly, even though it is still currently in use 
(Geldenhuys, 2012). It is these remaining relics of Sandton’s civic identity which now stand 
unused and decaying, which further erodes Sandton’s civic representation. 
ROWS 1 & 2: SANDTON CIVIC GALLERY
ROW 3: FORMER SANDTON COUNCIL
Today stands empty and deserted, 2012
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FORMER SANDTON CITY COUNCIL BUILDING
BEHIND SANDTON LIBRARY 
Today stands vacant and dilapidated, 2012
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ii) Fortress City
One consequence of the growing ‘economy of crime’ has been an ever-increasing privatisation of the pub-
lic realm. New legislation gives precincts of private property the right to decide about and provide their 
own services over and above those of the local authority: licensing of street trading; cleansing; security; 
gatekeeping of urban parks all now potentially lie in the hands of the private sector. New rules of exclusion 
based on private property rights are beginning to shape public space and its use. (Bremner, 1999)
Sandton Central Management District is a product of this fortification. The Sandton Central Management 
District manages the public space bound by Sandton Drive, Katherine Street into Wierda Road East and 
West, West Street, along Rivoinia Road and including Grayston Drive. Funded by commercial property 
owners, the Sandton Central Management District was founded to ensure that users have a safe and 
pleasant experience in this area. 
A dedicated Sandton Central team focuses on operations, finances and place-marketing by supplying 
services supplementary to those provided by local council. Sandton Central employs a team of public 
safety ambassadors, patrol cars and cleaning staff, 24-hours a day, seven days a week, who focus solely 
on crime prevention, cleaning, maintenance and landscaping. (Genesis, 2012) 
The Sandton Central Management District serves a very important role in this area, minimising Sandton’s 
reliance on services provided by the City of Johannesburg. However, by the same token, it is a further layer 
of privatisation that is eroding the public realm. It assumes the role of public services, reason being that the 
state cannot provide these services with the same efficiency or capacity as the private sector.  
RIGHT OF ADMISSION RESERVED
Heavily guarded and closely monitored perimeters are 
characteristic of Sandton’s office buildings, 2012
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MAUDE STREET, EXCHANGE SQUARE 
Johannesburg Stock Exchange, 2012
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iii) Public Private Park Partnerships
An emerging trend that the Sandton CBD has seen in recent years is 
the collaboration of private business with Johannesburg City Parks.
Hyundai’s Sky Park, formerly known as Mushroom Park, has been 
transformed into a well-maintained park for residents and people work-
ing in the Sandton CBD, and is now two years old. The park includes 
an interactive children’s play area, an earth garden, amphitheatre, giant 
balloon riding facility, and will soon see the introduction of a coffee shop 
and restaurant. 
Additionally, the recently opened Sandton Central Park, situated on the 
corner of Sandton and Grayston Drive, is the culmination of collabora-
tion between Johannesburg City Parks, Sandton Central Management 
District, Smile Media and Research In Motion (RIM) makers of Black-
Berry. It brings to the residents, employees, public and tourists of Sand-
ton Central a new recreational space. Future plans for the park include 
a grassed amphitheatre, sculptured garden beds, indigenous trees, so-
lar powered lights, seating and a sculptured reading garden. It will help 
to build a healthier community by providing a space where people can 
socialise and enjoy outdoor recreational activities and events. 
TOP ROW: HYUNDAI SKY PARK
BOTTOM ROW: SANDTON CENTRAL PARK
Both are relatively new examples of Public Private Partnerships in the Sandton area
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SANDTON CENTRAL PARK 
On the corner of Sandton & Grayston Drive, 2012
VIEW OF SANDTON CBD, ALICE LANE
From the Tsogo Sun Hotel, 2012
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GOING PUBLIC: 
EXAMINING SANDTON’S 
PUBLIC SPACES
SANDTON GAUTRAIN STATION / SANDTON CITY SHOP-
PING CENTRE: PROTEA COURT / SANDTON CONVENTION 
CENTRE
What does Sandton City have to offer in terms of pub-
lic space? In this study, three important landmarks in 
the CBD were examined, listed above. ‘Right of Admis-
sion Reserved’ plaques are mounted at the entrances 
of all three of these sites, all of which are generally re-
garded as semi-public spaces, or at least have some 
aspiration of publicness, yet they all possess the char-
acteristics of a private and exclusive setting.
SANDTON GAUTRAIN STATION
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quiet & inhospitable street edges
UNWALKABLE PAVEMENTS
controlled access
sterile 
landscaping
UNINHABITED STAT ION ENTRANCE
INACT IVE PUBLIC SPACE
images taken midweek at 13:00
QUIET  EDGES
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SANDTON SHOPPING CENTRE  |  PROTEA COURT
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QUIET PEDESTRIAN 
THRESHOLD
FOCUS ON VEHICULAR ACCESS
pedestrian use mixing with vehicular movement
alternative “pedestrian
entrance” to mall
access point: vehicles only
STERILE LANDSCAPING
LARGELY UNUSED PEDESTRIAN ENTRANCE
images taken midweek at 13:00
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SANDTON CONVENTION CENTRE
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images taken midweek at 13:00
surrounding pavements & building thresholds under surveillamce and access control
LITT LE PEDESTRIAN ACT IVITY
CLOSELY MONIT ORED
ENTRANCE
AESTHET ICISED STREET OCCUPIED MAINLY BY VEHICLES
UNINVIT ING & CLOSED-OFF ENTRANCE
RIGHT OF ADMISSION RESERVED
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SO WHERE IS SANDTON 
CITY’S CIVIC IDENTITY?

FUTURE
VISION
05
AERIAL VIEW OF SANDTON, 2011
Sandton City Shopping Centre in the foreground  (Solutions, 2012)
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All material in this section was sourced from the Sandton Urban Development 
Framework of 2008, prepared by the City of Johannesburg: Development 
Planning and Urban Management; Development Planning and Facilitation.
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SANDTON URBAN 
DEVELOPMENT 
FRAMEWORK 2008
URBAN REGENERATION / DEVELOPMENT / DENSIFICA-
TION / CONGESTION / TRANSPORT / GATEWAY
(i)  Introduction & Background
Future expansion in Sandton requires a set of development prin-
ciples and well-planned urban design. As such, the Sandton Ur-
ban Development Framework of 2008 (SUDF), prepared for the 
City of Johannesburg, has the following expected  implementa-
tion results:
• To meet public sector policy outcomes
• To guarantee integrated and sustainable development
• To safeguard and boost value of the land.
• To improve efficiency of pedestrian and vehicle travel
• To encourage the development of a pedestrian-friendly envi-
ronment.
Policy on a national, provincial and local level emphasizes the 
importance of an increase in the number of compact, multi-use 
developments at suitable sites. This type of development was 
pioneered in the Development Facilitation Act, 1995. 
The objective is to focus on current policy or strategy that relates 
more directly to urban development and investment rather than 
highlight all possible types of legislation and policies that may 
affect the area.
It will therefore particularly examine the implications of the devel-
opment of Sandton in terms of the following:
• Development Facilitation Act (DFA)
• Gauteng Planning and Development Act
• Relevant transportation legislation
• The National Spatial Development Perspective (NSDP)
• The Gauteng Growth and Development Strategy (GGDS)
• Gauteng Spatial Development Perspective (GSDP)
• The City of Johannesburg’s Growth and Development Strategy
(GDS) and Integrated Development Plan (IDP)
• The City of Johannesburg’s Spatial Development Framework
(SDF) and Regional Spatial Development Frameworks (RSDFs)
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The purpose of the framework is to commence an approach that 
will keep the plan alive and ensure its capability to respond to 
future modifications and pressures. For this reason, the project 
methodology that has been implemented focuses on:
• A strategic estimation of regional and local environments and 
policy requirements 
• Taking a long-term view based on short-to-medium term involve-
ments.
• Offering implementation guidelines and applications at a precinct 
level
• A wide-ranging engagement process.
Sandton has a very diverse, vibrant nature due to its existing mix 
of uses and amenities. High rise residential apartments and inter-
national commercial centres, public facilities and compact office 
parks could all be found within Sandton. In fact, the Sandton node 
already possesses the right constituents for further development. 
This framework merely targets to assist the management of such 
development, as well as the systematic increase of land use densi-
ties – thereby improving that which already exists. 
The framework will be concentrating around street networks, pub-
lic spaces and access to quality living, working environments and 
areas of business. It is seen as an intensively mixed-use, suburban 
node where the established make-up and existing assets of the 
area will be properly administered and maximised. 
The development framework is not a formula but targets to offer 
sufficient direction and explanations regarding an ideal develop-
ment approach. It does not stipulate precisely how rapidly areas 
should develop, but rather how areas should be developed and 
what the vital issues are which should persuade the timing of de-
velopment. The framework offers sufficient guidance for those who 
have an interest in the thriving long-term development of Sandton.
above
Study area for Sandton UDF (City of Johannesburg, 2008)
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(ii) Objectives and Outcomes
National and Provincial development principles and objectives or outcomes are derived predomi-
nantly from:
• The Development Facilitation Act of 1995
• The Gauteng Planning and Development Act of 2003
• Gauteng Growth and Development strategy including the Gautrain project
• The National and Provincial spatial development perspectives
• Relevant transportation legislation and policy.
The above has inspired the following applicable development values:
• The development of a more compact urban form.
• The optimisation of the use of existing infrastructure, as well as bulk infrastructure.
• The development of practical and sustainable public transportation schemes. 
• Guaranteeing access to economic opportunities, infrastructure and community services.
(a) Spatial Response:
The Spatial Development Framework is an integral legislative mechanism and is a fundamental 
element of the Growth and Development Strategy (GDS) and IDP. The SDFs function is to steer 
and assist both public and private development, investment and expansion within the city, this in 
turn will provide opportunities for all communities within the city. Theoretically, the SDF is based 
on the implementation of four inter-related components, namely:
1. The advancement and execution of applicable citywide spatial development strategies.
2. The explanation of the citywide spatial development strategies.
3. The progression of a Capital Investment Framework (which will connect to the capital budget 
planning process and a prioritisation model).
4. The execution of regulatory frameworks and devices to support above.
The required urban form that is designated in the SDF is pertinent to the plan-
ning and development of Sandton Examples of such include: 
• Development such as higher density residential uses, should be in support of 
existing public transport infrastructure
• A supervised hierarchy of nodes within the city
• Non-residential uses restricted to existing and emerging managed nodal 
points
• Enlarged profile of the pedestrian and public transport facets of nodes
• Prominence on public space such as pedestrian environment, public parks 
and services
• Higher concentration of activities in recognized strategic positions
• Organize investment in infrastructure to support densification plans
• Increased focus on in-fill and regeneration agendas in closer proximity to cur-
rent prospects and infrastructure
• Variety of housing typologies to sustain the accommodation of a range of re-
quirements.
The city’s spatial reaction to all of the above should be considered against the 
surroundings of the city’s on the whole strategic planning course. The SDF and 
associated Regional Spatial Development Frameworks (RSDFs) exists with 
other city developments or agendas. The SDF has undertaken to integrate de-
velopments and agendas into a single, coherent spatial plan and strategy. 
The city classifies a node as a distinct urban environment where highly acces-
sible, diverse and compatible land uses are focused and serviced. 
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(b) Transportation Response
Movement is considered one of the integral constitutional elements 
within a city. Cities can be described as ‘movement economies’ and 
the efficiency of the urban system relies to a large extent on the ef-
ficiency of the movement system. The city’s transportation system 
should encourage a ‘compact’ city structure where higher densities 
are endorsed instead of sprawl. The benefits of a compact structure 
include cost effectiveness in terms of travel times and distances and 
provide the thresholds required for the provision of well-organized 
public transport and infrastructure. 
The City’s Integrated Transportation Plan (ITP) supports the delinea-
tion of internal development boundaries around nodes to ensure that 
economic activities are concentrated and that the infiltration of non-
residential uses into residential areas is inspected. 
Existing land-uses make it impracticable to develop the preferred 
network in the cities more established areas and suburbs such as 
Sandton. The SDF has recognised this matter. However, it should be 
noted that if redevelopment and expropriation opportunities do exist, 
either now or in the future, some development of the network will prove 
achievable. 
An important factor of the city’s transportation planning is public trans-
portation. Through the introduction of the BRT, the city aims to call the 
attention of both the low-income public transport users and the current 
private car users. The city does recognize that the BRT will not provide 
an all encompassing solution to the transport issues experienced in 
Johannesburg, but will no doubt form part of the resolution to these 
problems. BRT is expected to complement the existing rail services 
and even the Gautrain.
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GAUTRAIN STATION
Outdoor platform at Marlboro Station
(Gautrain, 2012)
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(c) Conclusion
In conclusion, a few of the pertinent matters that need to be 
assessed include:
• The level of traffic of all modes of transport.
• The existing mix of land uses and housing typologies and 
choices
• convenience
• Level of infrastructure and amenities condition
• Level of management of services
• Legibility
left
Gauteng Public Transport Routes (City of Johannesburg, 2008)
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(iii) Status Quo
(a) Transportation
The transportation infrastructure in Sandton is at present being improved 
into a world class system which will allow people to access the whole of 
Johannesburg from the convenience of their own neighbourhood. Sandton 
Study Area has been recognized as one of the integral positions for one 
of the Gautrain Stations within the Sandton CBD. In addition, Sandton has 
been identified as one of the integral nodes which will form part of the Bus 
Rapid Transit System (BRT) which will run from Parktown in the South to 
Sunninghill in the North. 
The two new Public Transport modes (Gautrain, and BRT) in combination 
with the other transport modes in existence, will form an integrated trans-
portation scheme which is well-designed and available to the general public 
as public transportation.
(b) Public Transport
Sandton functions as one of the economic nodes within the city and will not 
become a transportation node and mix use node, where people can con-
veniently have access to all activities. This will put Sandton in the game as a 
multifunctional Hub within the city and province.
above
Public Transport Hierarchy (City of Johannesburg, 
There is a range of public transport hierarchy levels, comparable to the Func-
tional road hierarchy. Public transport within Gauteng historically consisted of 
three levels, but with the new Gautrain and BRT systems it has been modified. 
The bottom level of  the hierarchy are Mini Bus Taxis. Metered Taxi’s, and the 
Metro Bus System follow thereafter. The new BRT System is after that which is 
followed by the Gautrain, the highest level within the hierarchy. Together it forms 
the new five-tier transportation hierarchy within.the study area and the city. In 
order to provide the traveller with modal choice, the various public transporta-
tion systems should be linked. 
Rapid Rail Link (GRRL)
The Sandton Station and surrounding developments will be implemented in two 
parts. Part one to be the station, while Part 2, to be constructed adjacent and 
on top of Part 1, is envisaged to be constructed soon thereafter and will incor-
porate a multi use development and public square incorporated with the Part 1 
development
Bus Rapid Transit (BRT)
The Sandton Study Area will have six BRT Stations which will be situated at 
the Sandton/Grayston Drive interchange, Sandton GRRL Station Interchange, 
Sandhurst Centre, City Lodge Hotel, Courtyard Hotel, and at the Linden Kath-
erine intersection. 
Strong links will be established between the proposed BRT system and the 
GRRL to certify the integration of these systems. The BRT routes goes along 
Rivonia Sandton Drive, and Katherine Street presenting a north-south, and 
east-west connection within the Sandton Study Area. A BRT distribution net-
work runs along Rivonia, Sandton Drive, West Street, and Katherine Street. 
Metro-Bus 
The Sandton Metro-Bus service is predominantly a peak hour service which is 
more available during the morning and afternoon busy periods. Finding a vacant 
bus proves to be challenging during off peak time. Johannesburg Metropolitan 
Bus Service operates services which run along Rivonia and Oxford Road which 
forms the main north-nouth route and along Grayston Drive, West Street, and 
Katherine Street. Limited loading and off-loading bays for buses in close prox-
imity to the entrance(s) of the Sandton Station are therefore required.
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Metered Taxis
The Sandton Study Area has metered taxis functioning from a number of allocated 
ranks which are situated on Maude Street outside the Balalaika Hotel, Alice Lane 
opposite the Convention Centre, Grayston Drive opposite 11th Avenue, Pybus 
Lane at Sandton City and Rivonia Road near the Tsogo Sun and Hilton Hotels.
The City of Johannesburg has recently improved a number of metered taxi ranks 
such as the Maude Street rank by including signage and benches. Currently poli-
cies and procedures for finding and designing metered taxi ranks and their alloca-
tion, management, and control are being established.
Several top-range taxis have entered into contracts with hotels and shopping cen-
tres to park within these properties. This mode of transport is significantly more 
costly than the Metrobus service or Mini-bus taxis, however it should be notes that 
this transport ensures you get dropped off right at your destination. Locals tend to 
avoid metered taxis, foreigners may find this the quickest form of transport and the 
tariffs reasonably priced. Major hotels within Sandton Study Area will benefit by 
approving this service for clients, which allows reception staff to speedily make ar-
rangements for foreigners.
Mini-Bus Taxis
Taxis are the cheapest form of transport in Johannesburg, and their services are 
used by the majority of the working class..
Currently the Sandton Study Area is well served by Mini-Bus Taxis. The Sandton 
CBD Taxi Rank is situated on the corner of 5th Street and Rivonia Road. The infor-
mal stopping area is situated along Rivonia Road median between West and Fifth 
and at the southwestern corner of the Rivonia/West Street intersection. The taxi 
rank officially accommodates roughly 40 taxis and an additional 40 taxis informally 
park outside the rank.
The main taxi routes are along Rivonia Road, Grayston Drive and Katherine Street, 
but routes may change during the day based on the demand. There are 6 routes 
from Sandton which go to the Joburg CBD, Alexandra, Midrand, Ivory Park, Tem-
bisa, and Pretoria.
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STELLA STREET
Private taxis park along 
this road by day, 2012
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(c) Walkability
Pedestrian movement analysis
Usually the pedestrian movement rates 
are fairly low. However people are using 
the streets and the pattern of movement at 
lunch time points to a strong trend for move-
ment around the malls to be higher. The 
most congested areas are on Maude Street 
outside Village Walk and on 5th Street out-
side Sandton Mall. Pedestrian movement 
flow drops drastically further from the m@
alls. The lowest flows are found on the outer 
streets such as Katherine, Sandton Drive 
and the eastern end of Rivonia. Pedestrian 
movement on the border does increase 
however on Grayston Drive opposite the 
Benmore centre. The edges of the site on 
Rivonia and West are fairly well utilised 
probably as a result of the close proximity 
to the taxi rank. Those who are aware of the 
Nelson Mandela Square entrance, make 
use of this entrance. High traffic does not 
extend beyond these locations to form a 
network of well used interconnected routes. 
above
Transportation Network (City of Johannesburg, 2008)
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above
Pedestrian Movement Network (City of Johannesburg, 2008)
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CNR. GRAYSTON DRIVE & RIVONIA ROAD
Sandton, 2012
(d) Traffic
Movement within the Sandton Study Area is one of the most important components of a 
well functioning Node. The Study Area has a well established functional road hierarchy/
classification which has been identified by the Johannesburg Roads Agency:
• Class 1: Trunk Roads (National and Regional Freeways)
Their purpose is to smooth the progress of the regional distribution of traffic. These can 
be national or provincial roads and include freeways, expressways, dual carriageways 
and single carriageway main roads. Continuous parts of these roads in urban areas 
should be designed as bypass routes. Example: N1 Highway which runs along the east 
of the study area.
• Class 2: Primary Distributors or Major Arterials (Distributor Roads)
These roads represent the main road network for the urban area as a whole. All long dis-
tance traffic movements to, from and within the city should be accommodated on these 
roads. They have the following characteristics: high traffic volumes, limited access and 
fairly high speeds such as Rivonia Road.
• Class 3: District Distributors or Minor Arterials (Collector Roads)
These roads structure the connection between the primary road network and roads with-
in the residential and other land use areas. They distribute traffic between the various 
residential, commercial and industrial districts of the urban area. These roads are charac-
terised by high traffic volumes, controlled access and moderate speeds. The major public 
transport movement is accommodated by these roads, which therefore must also provide 
the essential supporting infrastructure. Example: Sandton Drive, Katherine Street, and 
Grayston Drive.
• Class 4: Local Distributors (Internal Roads)
These are local through routes, which distribute traffic within communities and link district 
distributors and access roads. There is room for local bus services on these roads and as 
a result should be open ended. Local distributors should accommodate traffic produced 
by between 400 and 1200 residential units. Admission to individual properties should 
be discouraged. These roads should not be unbroken between adjacent neighbourhood 
cells. Example: Friedman, Gwen Street, Maude Street, Alice Street, and Fifth Street.
• Class 5: Residential Access Roads 
These roads supply direct admission to property within a residential area. Access for mo-
tor vehicles is not the only purpose of these roads. The roads are also used for leisurely 
purposes (running, cycling, walking etc). Example: Linden and Daisy Street. The higher 
order roads usually achieve a high mobility function, giving precedence to vehicular 
movement whilst lower order roads compromise low mobility for providing direct access 
and giving priority to pedestrian movement.
above
Road Hierarchy Classification (City of Johannesburg, 2008)
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(e) Development Profile
Land Use
Sandton is mainly dominated by offices, residential, retail, public services, and 
entertainment/hospitality. Retail is focused inside Sandton City Mall, Village Walk, 
Mandela Square and Dions on Alice Street. Retail facing the street includes ser-
vice stations, car show rooms and service orientated retail such as mobile phone 
shops and banking (the ground floor of the Investec building on Fredman Drive.)
• Business
The Sandton Study Area is filled with some of the most upper-end retail and office 
space within Gauteng. Unfortunately the mix of land uses is not mixed vertically 
but rather horizontally, therefore creating buildings characterised by single uses 
within a building. The land use mix is thus found in a grouping of several buildings 
surrounding each-other rather than mixed vertically within the same building.
• Residential
The Sandton Study Area is characterised by low residential densities with a small 
constituent of high density residential uses. These typologies consist of low den-
sity single residential units which occur in the south-east of the study area. Low 
rise residential apartments in gated complexes, cluster developments, and luxury 
apartments are established within the study area. High density residential apart-
ments in the form of apartment buildings and hotels are widespread within the 
Sandton Study Area. Sandton Central has a total of ten hotels all of exceptionally 
high standards with over 2500 beds. Thus the Study Area is able to cater for both 
local and international travellers in search of boarding on a daily or long term basis.
• Retail
Shopping or Retail is one of the key elements found within the Sandton Study 
Area. It is well known for its 4 world-class shopping centres with over 450 shops - 
Sandton City, Nelson Man dela Square, Village Walk or Michelangelo Towers Mall. 
Sandton City consists of 127,380 m2 of retail, office, hotel lodgings, leisure, and 
entertainment uses. Sandton Square shopping centre has roughly 16,000 m2 of 
retail space whilst Village Walk has about 15,161 m2 retail space.
• Heritage Sites
The Sandton Study Area is home to a number of very distinctive heritage sites, 
which have to be taken into account when developing the area. However no review 
has been conducted to date which identifies all the sites and buildings which are 
of historical importance. Such properties which have historic value should by all 
means be preserved and made available to the public as tourist attractions. This 
will ensure that the Study Area maintains its historic value, which gives any area a 
certain level of importance. It is imperative that these heritage sites be protected 
by enforcing the terms in the South African Heritage Act.
• Council Owned Land
At present,  most of the properties within the Sandton Study Area are privately 
owned, with only a few properties owned by the City of Joburg Council. Most of 
the Council owned land is being used as public open space (Parks), recreational 
areas or form storm- water servitudes.
05  FUTURE VISION
92
MAUDE STREET
Johannesburg Stock Exchange, 2012
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MAUDE STREET HERITAGE
Balalaika Hotel built in 1949 (2012)
(f) Building Height
The Sandton skyline is made up of buildings from two-storey high to 60-storey sky 
scrapers towering above. unlike other areas such as Rosebank, building height in 
Sandton has not been a influential issue in the density of the study area. The ex-
cessive heights can be contributed to the high land values and developers wanting 
to maximise their bottom line by going as high as possible.
(g) Property Market
The affirmative image and prestige of the Sandton node attracts client-based busi-
nesses. The substantial number of head offices of major companies and prestig-
ious professional institutions in the node has a noteworthy impact on the image 
and perception of Sandton. The Sandton node is of metropolitan significance in 
terms of drawing in people from areas beyond the metropolitan boundaries of the 
city. It is proposed that these nodes be referred to as metropolitan nodes.
(h) Infrastructure
Water & Sanitation
Johannesburg Water has dedicated R 38 million over the next 5 years for mainte-
nance and improving of water and sewer infrastructure. The reservoir and bulk water 
supply issues in the Sandton Study Area will be addressed with this capital. In addi-
tion Johannesburg Water has recently concluded a replication of the main delivery 
line to Dunkeld Reservoir which makes the bulk delivery less exposed for Sandton. 
The waste water management infrastructure is reasonable but that there is an obli-
gation to increase the northern sewerage works.
Electricity
There are three core distribution sub-stations supplying the Sandton CBD and im-
mediate surrounding areas. The current capacity of these three substations is 280 
MVA and this will be bigger to 300 MVA within the next 12 months. The current de-
mand of the developments being served by these three substations is 160 MVA.
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(iv) Key Findings and Challenges
General Assessment
The assessments resulted in the following key findings:
• Sandton is situated within the heart of the economic area of the province.
• The area has excellent economic growth prospects.
• A sufficient mix of uses exists in the node.
• The node has good global accessibility and connections to other nodes and commercial activities.
• There is a high quality level of local urban management within the boundaries of the Sandton Central Management area.
• Tourist attractions which currently exist draw in locals and foreigners
• More endeavours should be undertaken to create a quality public environment across the node.
• In terms of the PSDP there is a need for prioritised fixed investment.
• Through planning and management there is the prospect to set up feasible public transport.
• Examine appropriate land management mechanisms.
• The node needs upgraded pedestrian links.
• Traffic Congestion occurs on the outer movement lines.
• Electricity infrastructure capacities need to be supervised.
• Infrastructure, particularly water and sanitation will need investment.
• Redevelopment requires supervision.
• Ensure mutual and comprehensive economic growth.
• Look after and develop green spaces and public squares.
• The Gautrain will result in more economic growth.
• Encourage and expand the identity of the node and surrounding areas.
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GRAYSTON DRIVE
Minibus taxi collecting passenger, 2012
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(v) Nodes
The strategic nodal development of the Sandton Station offers opportunities for the 
development moderate to high density mixed-use communities which are located 
within walking distance from basic amenities such as shops, public open space and 
jobs. This close proximity to living environments makes it possible to travel in ease and 
safety by foot, bicycle and public transport. 
The importance of the Sandton node is in view of its intensive focus as the primary link 
to OR Tambo International Airport and its centrality within the Tshwane-Johannesburg 
route.
The application of Transport-oriented Development (TOD) principles in this node fur-
ther inform the need to improve the accessibility to and integration of the existing facili-
ties within the Sandton area to unlock new development opportunities. In order for this 
to occur, it is important to acknowledge the opportunities created by the station. 
(vi) Public Open Space: Parks and Squares
Within urban environments, public open spaces, such as squares and parks are places 
where the community can meet, share ideas, exchange and do business and identify 
with their neighbours. Not only do parks and squares offer amenities such as places in 
which to do sport and for children to play, but they also provide the psychological ben-
efit of open space within higher density environments. It is for this reason that higher 
densities are places along open green spaces and retail and offices around parks.
Mushroom Park becomes an invaluable asset within the Sandton node because of the 
rare commodity of open green space in Sandton. Residential development along its 
peripheries with internal activities such as sports fields is essential.
In addition to movement networks informing the urban design framework, there exists 
an additional layer, that of existing green space and its interconnectivity with public 
open space. Where these areas converge, the potential for new public space is formed.
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High-intensity mix use
Low-medium intensity mix use
Predominantly offices
High density residential
Educational
Open space
Main public transport route
Urban space
Public transport node
Intersection upgrades
Open space network
Gateways
Public open spaces
SANDTON UDF TRANSPORT NODES
Urban Fabric
A number of critical transport nodes have been identi-
fied, as can be seen on the map alongside. The site that 
has been selected for the Sandton Civic Exchange lies 
adjacent to the most dominant node, on the corner of 
West Street and Rivonia Road.
right
Major Transportation Nodes 
(City of Johannesburg, 2008)
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CNR. WEST STREET & RIVONIA ROAD
Arguably the busiest intersection in the CBD, 2012
The Rivonia Road and West Street intersection is especially impor-
tant in terms of the location of the Gautrain station. Maude and Stella 
Streets are lower order transportation routes in terms of vehicles. 
They are however higher order pedestrian movement routes and 
should be designed and developed as such.
Sidewalks and landscap-
ing ought to create a posi-
tive walking experience, 
not only along but also 
across roads and streets.
The Rivonia/West intersection
should be planned carefully
taking into account:
•  Crossing of Rivonia Road
•  Integration of the BRT and     
   Gautrain stations
•  Legibility from west to east
•  Signage
•  Interface between buildings 
   and pedestrian ways
•  Type of uses at ground
Interface with the intersection and provi-
sion for pedestrian movement and access 
is important for gateway buildings.
R
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Sidewalks are to be upgraded, included as a minimum:
•  Appropriate streetscaping and landscaping
•  Appropriate lighting
•  Signage and markings to promote legibility
•  At least two blocks from the station, wider walk ways 
should be provided to make provision for a higher level 
of activity. Softer landscaping can be used further away.
•  Road treatment or markings should indicate that an 
area is entered with higher pedestrian activity
At least two blocks away from the sta-
tion, pedestrian-orientated activities at 
ground level are needed to promote a 
pedestrian experience and movement 
along a possible pedestrian boulevard.
Common streetscape, signage 
and design elements ought to 
be used along both Rivonia 
and West to promote a sense 
of nodal identity and branding. 
Specific secondary design ele-
ments can be used to identify 
specific precincts.
Create safe routes through:
• Natural surveillance
• Generating activity levels that make people feel safe
• Avoiding monotonous boundary treatments
• Improved and appropriate lighting
• High walls and fences should not dominate streets
WE
ST
MAUDE
RIVONIA
SANDTON UDF PROPOSED INTERVENTIONS
Urban Fabric
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In the first five months of its existence, the Gautrain, which be-
gan running in June 2010, carried 1.2 million people, about half 
of whom were airport commuters. With the Joburg-Tshwane link, 
patrons are set to potentially double, with a forecast annual 30% 
increase in commuter numbers. And, given the current pace of de-
velopment in Sandton, it’s estimated that by the year 2026 the train 
will be carrying about two million passengers a month. 
The Gautrain has already transformed the urban structure and 
touched the lives of every one living within its vicinity. It has, and 
will continue to have, an enormous influence on business and the 
local economies of Johannesburg and Tshwane and the city re-
gions between them. The train will become part of people’s day-
to-day lives, a pivotal character in the story of urban existence. 
(Kgoro Central, 2011) 
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SANDTON 
STATION 
PRECINCT
URBAN REGENERATION / DEVELOPMENT / DENSIFICA-
TION / CONGESTION / TRANSPORT / GATEWAY
i.  Introduction & Background
This section is a review of the key characteristics of Sandton
and outlines the context of Sandton in terms of land use and 
transportation. The historical and existing land use within the 
node is transportation. The historical and existing land use 
within the node is reviewed as well as the existing urban pro-
file of the node.
Key characteristics of the existing transport network is also 
outlined including regional accessibility, peak capacity oper-
ations, vehicle and person trip volumes and distribution and 
existing modal share. A review is also carried out on the local 
transport system outlining the existing road hierarchy availa-
ble, benchmarking the transportation characteristics against 
other city centre areas, reviewing major intersections within 
the node and the potential of upgrading them.
This section also reviews the trip capacity and demand of the 
existing transport system both in terms of vehicle trips and 
person trips.
SANDTON GAUTRAIN STATION
Train platform, 2012 (Kgoro Central, 2012)
All material in this section was sourced from the Sandton Urban Development 
Framework of 2008, prepared by the City of Johannesburg: Development 
Planning and Urban Management; Development Planning and Facilitation.
ii. Existing Land Use
During the past decade, floor space in the Sandton node has growth at an 
average annual rate of 5.7% per annum. According to the Sandton UDF 
2006, currently the total floor space available in Sandton is approximately 
1,7 million m² Gross Leasable Area (GLA). The total floor area has been 
divided into five major land uses including office, retail, residential, public 
amenities and entertainment. Sandton is a major economic and commer-
cial hub and approximately 48% of the total floor space represents office 
development. The node also presents a strong retail and entertainment 
component which makes up approximately 28% of the total floor area. Lo-
cal public amenities are also available representing 2.4% ofthe total floor 
area. 
The Sandton UDF 2006 Development Framework has suggested that fu-
ture development in each management district should include larger public 
amenity components, up to 5%-15% of the total floor area.
The residential component represents 21% ofthe total floor area. This is a 
small living population and the majority of the available housing is high in-
come living, and would typically be highly dependent on the private vehicle 
for mobility. This limits the potential for short internal trips to work, shopping 
and other services. The node is therefore currently a major trip attractor, 
rather than a trip generator. The major peak direction on roads during the 
AIVI peak period is into Sandton and the reverse applies during the Pl\/I 
peak, leaving the opposite directions with little traffic.
iii. Urban Profile
The map to the right shows the outline of the existing city blocks in Sandton. 
City blocks in Sandton are currently very large with impenetrable sides of 
up to 700m in length. Many of the blocks facilitates large scale corporate 
business parks and hotels in park settings which are for private use. The 
majority of city blocks are fenced along the edges for security purposes and 
allows little or no active street frontage. This forces pedestrians to walk long 
distances around blocks to avail of economic and social services.
The existing coarse city block grid therefore discourages walking and peo-
ple wanting to make even short trips would make use of cars. Roads within 
Sandton are built as wide corridors with little interaction with adjacent land 
uses. Intersections are wide and exposes pedestrians for long time periods 
while crossing.
Footpaths are provided along major roads but is often interrupted by broken 
surfaces, parking, street furniture, pinch points, overhanging branches or 
no provision of footpaths at all.
iv. City Block Size Bench-marking
The map (right page) represents a comparison of the city block sizes of 
Sandton to Johannesburg CBD. Some of the smaller block sizes in Sandton 
is approximately 150m x 150m, but the majority is much larger. Compared 
to the city block sizes of Johannesburg CBD, it can be seen that for exam-
ple eight to nine city blocks can fit into one block in Sandton. It is acknowl-
edged that the city blocks of Johannesburg CBD, measuring approximately 
80m x 80mm in size, is comparatively small.
However, this comparison shows that Sandton currently does not have a 
typical city centre grid, which allows a high level of permeability and accom-
modating the shortest routes for pedestrians. It is also interesting to note 
that the road reserves in Sandton is much wider than that of Johannesburg. 
Therefore, although total road space would be comparable between the two 
locations, Johannesburg would have better land use / transport integration.
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The blocks within the Sandton CBD do not distinguish 
themselves from the surrounding area. They are a continu-
ation of the large urban grain structure of the area.
The residential area to the north west, including the Benmore Cen-
tre, and office developments along Fredman have the smallest 
block sizes in the area. The Sandton Mall is a very large block in the 
area, it reduces spatial permeability and impedes easy pedestrian 
movement in the south west part of the study area. (City of Johan-
nesburg, 2008)
URBAN GRAIN & LAYOUT GEOMETRY
Block Size
source: City of Johannesburg, 2008
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RIVONIA ROAD
Gautrain bus, 2012
v. Sandton Gautrain Station
The visionary Gautrain project is a key driver of economic 
and urban development in Gauteng. The prospect of efficient 
door-todoor transport in the near future is already driving the 
rapid development of high-density urban and suburban areas 
around the future station sites. Urban densification will inevi-
tably change the lifestyle of Gauteng residents, and Gautrain 
will enable them to work, live and reach entertainment facilities 
without enduring the frustration of escalating traffic congestion.
By helping to focus this economic development in a clearlyde-
fined corridor, Gautrain is also playing a vital role in countering 
unplanned urban development, which has threatened to de-
stroy the precious green lungs of Gauteng province. Instead, 
the ripple effect is rapid urban regeneration across Johannes-
burg, Tshwane and Ekhuruleni. Sandton Station is an under-
ground station situated beneath Rivonia Road, between West 
Street and Fifth Avenue. It will border the Sandton Library and 
Nelson Mandela Square.
From Sandton Station passengers can choose between a com-
muter service and an airport service. The station will also fea-
ture a drop-off facility, as well as bicycle storage. During peak 
hours, Gautrain-branded buses will ferry passengers to and 
from the station every 12 minutes. There will be a train every five 
minutes during peak periods, and every 20 minutes during off-
peak periods. On weekends and public holidays, there will be a 
train every 30 minutes. The entire Gautrain system will feature 
650 closed-circuit television cameras, with security guards to 
maintain a visible presence at stations and inside trains.
vi. Bus Rapid Transit
BRT is a high- quality transit system that delivers fast, comfortable, and cost-effective urban mobility through the 
provision of segregated right –of –way infrastructure, rapid and frequent operations, and excellence in marketing 
and customer service. Thus, it is simply the idea of creating a modern rail-like performance using road based 
public transport technologies that are affordable to most cities. Much of the design and operational studies 
completed to date on SPTN are transferable to the upgraded system.
A centralised control centre using vehicle control technology will also be an integral part of the system. Strong 
links will be established between the proposed BRT system and the Gautrain to ensure the integration of these 
systems. The BRT routes runs along Rivonia Sandton Drive, and Katherine Street providing a north- south, 
and east- west linkage within the Sandton Study Area. A BRT distribution network runs along Rivonia, Sandton 
Drive, West Street, and Katherine Street.
left
Gautrain Route, 2012 (Kgoro Central, 2012)
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‘I think there is a new awareness 
in this 21st century that design 
is as important to where and 
how we live as it is for museums, 
concert halls and civic buildings.’
Daniel Libeskind
THEO-
RETICAL
CONTEXT
06
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This paper aims to better understand the critical underpinnings 
of the privatisation and commodification of public space. By 
examining a host of factors that play a fundamental role in the 
process of privatisation, such as the relationship of private vs. 
public, democracy vs. relationship to public space, the role of 
media, as well as examining both local and international case 
studies, this report strives to apprehend the condition of public 
space today, particularly in South Africa.
This report argues that the privatisation of the public realm pro-
duces over-controlled, sterile places which lack connection to 
the reality and diversity of the local environment, with the re-
sult that they all tend to look the same. This also raises seri-
ous questions about democracy and accountability. The loss of 
public space deprives us of places to shape communities. A 
city’s public space is a reflection of its society. Its loss deprives 
us of an important tool of expression of who we are and what we 
aspire to become. Its absence deprives us of an important tool 
of expression for democracy, national pride and civic identity.
ABSTRACT
Finally, the objective of this report is to voice and highlight con-
cerns over the rise of the privatisation of public space, with the 
specific intention of provoking debate. It also aims to highlight 
the disturbing consequences of privatising the public realm. 
This is because private development interests are too narrowly 
focussed on creating places which generate maximum returns 
on investment. But while economic viability is important, suc-
cessful places must be more than a balance sheet, or they will 
fail to connect with local communities. 
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1.  WHAT IS THE POST-MODERN CITY?
The concept of the post-modern city is relevant for the purposes of this pa-
per, as it offers a definition for the complex social, technological and econom-
ic revolution that has been associated with the decline of industry and the rise 
of the new economy. The post-modern city provides the context for the eco-
nomic, social and cultural shifts pioneered by the globalised new economy. 
At the helm of these changes is the growing privatisation of the public realm. 
(Harvey, 1989)
According to Modernist thinking, it was widely held that the city was deemed 
to be the location for modernism1.  But while modernism was rooted in a spe-
cific place, post-modernism is more of a placeless and rootless phenomenon. 
(Guy, 2007)
Furthermore, in the typical post-modernist city, unplanned encounters are 
minimised in an atmosphere categorised as one of seclusion and fear, sur-
veillance and control. Instantaneously changing technologies and the ten-
sions of consumerism affirm the triumph of image and unreality over authen-
ticity in places. (Guy, 2007)
During the late 20th century, Los Angeles was upheld by writers such as Mike 
Davis as the symbolic post-modern city, an anxious place where the rich lived 
in gated enclaves and the poor languished in ghettos of exclusion (Davis, 
2006). In the US, 15% of the population live in gated communities, while a 
comparable percentage are confined in ghettos. For the American academic 
Edward Soja (1989), as well as providing a stark reflection of division, ‘LA has 
come to resemble more than ever a gigantic agglomeration of theme parks, 
a life space composed of Disneyworlds.’
1. Modernism: The deliberate departure from tradition 
and the use of innovative forms of expression that dis-
tinguish many styles in the arts and literature of the 
20th century. (Collins English Dictionary, 2012)
THE POST MODERN CITY
(Author, 2012)
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Public space is a critical component of cities and urban cul-
ture. In cities around the world, urban spaces such as plazas, 
markets, temples, streets and urban parks have long been 
the centres of civic life for urban dwellers. These environ-
ments offer opportunities for recreation, socialising, gather-
ing, festivals, as well as protests and political demonstra-
tions. Urban open spaces, such as parks and plazas, provide 
relief from dense urban districts and structured everyday life. 
Traditionally, public space is discerned from private space 
in terms of the rules of access, the source and nature of 
control over entry to a space, individual and collective behav-
iour permitted in specific spaces, as well as rules of use. In 
contrast to this, private space is demarcated and protected 
by state-regulated rules of private property use. (Soja, 1989)
As a concept, public space can be traced back to the ancient 
Greek agora,  while throughout history, forums, parks, com-
mons, market places, squares, streets have been seen as 
the embodiment of public space. (Madanipour, 2010)
In Ancient Greece the agora2, or marketplace, was the place 
where citizens came to meet, talk, trade and vote, intertwin-
ing the concepts of democracy and citizenship with public 
space. But as citizenship rights were only awarded to free, 
non-foreign men, and denied to slaves, women and foreign-
ers, more than half the population were excluded from the 
arena of debate. It appears that elements of exclusion have 
characterised the nature of ‘public’ space from the outset. 
(Dovey, 2010)
Hence, access is clearly a key component of public space, as 
is the question of who controls the space, determining who is 
or is not allowed to use it. Of course, ownership too, while not 
always the determining factor behind how a space is used 
and controlled, tends to play a central role. The idea of ‘free 
space’ or ‘open plan’ is occasionally discussed, particularly 
as a utopian idea, but is rare in practice. (Madanipour, 2010)
To further illustrate this vital point of accessibility raised by 
Madinipour (2010), author Michael Sorkin (1992) suggests 
that ‘the familiar spaces of traditional cities, the streets and 
squares, courtyards and parks, are our great scenes of the 
civic and accessible, our binding agents.’ 
Besides, ‘opportunities for meetings and daily activities in 
the public spaces of a city or residential area enable one to 
be among, to see, and to hear others, to experience other 
people functioning in various situations.’ This is according 
to Jan Gehl, author of Life between Buildings (1980), who 
believes that living cities - ones in which people can interact 
with one another, are always stimulating because they are 
rich in experiences. This is in contrast to lifeless cities, which 
can scarcely avoid being poor in experiences and rather dull, 
regardless of how many colours and variations of shape in 
buildings are introduced.
The French sociologist Henri Lefebvre wrote extensively 
about the ‘production of space,’ and argued that every so-
ciety in history shapes a distinctive social space to meet its 
social and economic requirements. Just as the ancient agora 
was controlled to be accessed by male citizens only, so this 
reflected the social and political culture of its time. In the 
2.  WHAT IS PUBLIC SPACE?
2. Agora: In ancient Greek cities, an open space serving as 
an assembly area and backdrop for commercial, civic, so-
cial, and religious activities. Use of the agora varied in differ-
ent periods. Located in the middle of the city or near the har-
bour, it was often enclosed by public buildings, colonnades 
containing shops for protection from sun and bad weather. 
(Collins English Dictionary, 2012)
‘One thing is for certain. As public 
spaces disappear, we’re likely to see 
a diminishment of free speech, di-
versity, and the creativity that comes 
from exposure to new ideas.’ 
- H. Besser, 2001
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It is an interesting to note that a significant disparity lies be-
tween the notion of space as opposed to place. Setha Low and 
Neil Smith (2006) examine this distinction closely in their work 
entitled, ‘The Politics of Public Space:’
 
‘A large part of what distinguishes place from space is that place 
has an intensity that connects sociality to spatiality in everyday 
life. We can say ‘do you have any space?’ but not ‘do you have 
enough place?’ While a space may have physical dimensions, 
it is intensity that gives place its potency and primacy.’ (Hou, 
2010)
Further to this, Henri Lefebvre, author of ‘The Production of 
Space’ (1991) long ago pointed out the curious condition that 
space is both a means of production and a product of it. In other 
words, while space is socially constructed, place is an inextrica-
bly intertwined knot of spatiality and sociality. 
Consequently, the inter-relationship of spatiality and sociality 
in public space is of vital importance. Jeffrey Hou, author of 
‘Insurgent Public Space’ (2010), maintains that public spaces 
‘become collective expressions of a city as well as deposito-
ries of personal memories. As places where important historical 
events tend to unfold, public spaces are imbued with important, 
collective meanings – both official and unofficial.’ 
2.2  Space vs. Place
FRAGMENTATION                         INTEGRATION                    SPATIALITY & SOCIALITY
SPATIAL CONNECTIVITY
(Author, 2012)
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2.1  Why is Public Space Important?
The public realm comprises the lifeblood of any well-function-
ing and developed city. Elements of public space include the 
streets, squares, plazas, promenades and parks. These spatial 
devices serve as a critical link between and amongst the city’s 
buildings. The public realm provides opportunities for social and 
economic exchange, a place where citizens of all income levels 
can interact, and opportunities are created for trade, accessing 
social amenities and sharing of cultural experiences. 
Moreover, the public realm is a socio-spatial tool in the crea-
tion of a healthy and equitable city, and is key to the creation of 
memorable places and experiences. Public space is the only 
currency of cities through which they can provide experiential 
and socio-spatial memories. It may serve as the binding agent 
of its citizen’s collective memories and their experiences of the 
respective city. Public spaces stimulate intellectual exchange 
and encompass common interests across all age groups, in-
come brackets and cultures. They’re places for collective public 
expression and celebration.
The South African public realm needs to be developed and cul-
tivated if opportunities for economic and social integration and 
development are to be achieved to their full potential. 
3.  THE COMMODIFICATION OF PUBLIC SPACE
Contemporary public space is being eroded dramatically. In the last few dec-
ades, a number of practices have further challenged what is left of public place 
in both its physical and political dimension. Most notably, the growing privatisa-
tion of public space has become a common pattern and experience.
The struggle for public space today is contested within contemporary debates 
pitting the public against the private, and vice versa. The control of public 
space is a worldwide phenomenon that shows how form follows capital. 
Author of ‘The Social Life of Small Urban Places’ (1980), William Whyte, pro-
poses that ‘from Los Angeles’s Bunker Hill, to Sandton in Johannesburg, pri-
vate interests have created fortified downtown sub-centres, protecting an in-
creasing array of pseudo-public and private properties against the possible 
intrusion of the “undesirables.”
Further to this, in his book, Insurgent Public Space (2010), author Jeremy Hou 
insists that in order to spur economic development, public funds are often used 
to subsidise development of private venues, while developers are generously 
rewarded for providing spaces with limited public use. As streets, neighbour-
hoods, and parks become malls, gated communities, and corporate venues, 
public space becomes subjected to new forms of ownership, commodification 
and control. (Hou, 2010)
According to Low et al. (2006), over the past 20 years, privatisa-
tion of urban public space has accelerated through the closing, 
redesign and policing of public parks and plazas, the develop-
ment of business improvement districts (BIDs) that monitor and 
control locals streets and parks (Zukin, 1991), and the transfer 
of public air rights for the building of corporate plazas ostensibly 
open to the public. The boundaries between private and public 
have become less clear, and increasingly infiltrations by privati-
sation and other commercial practices have been shifting public 
space, placing it back in corporate hands. 
Consequently, Benjamin Barber, author of Malled, Mauled, and 
Overhauled (2001) notes that the privatisation and commer-
cialisation of space have turned our complex ‘multiuse public 
space into a one-dimensional venue for consumption.’ 
This ‘one-dimensional venue for consumption’ that Barber re-
fers to was a phenomena which came with the rise of the sub-
urbs. With this, we saw the creation of pseudo-public spaces 
that looked like public spaces on one level, but had key ele-
ments of public spaces stripped away. These pseudo-public 
spaces include shopping centres, theme parks, and casinos. 
A pseudo-public space resembles a public space with its di-
versity of people. But malls, stadiums, and casinos are priva-
tised spaces that are ‘sanitised’ of certain elements. Attempts 
to control free speech in public spaces pale in comparison to 
the success of pseudo-public spaces in controlling speech. For 
example, most shopping centres prohibit distributing leaflets or 
making speeches. Shopping centre security guards routinely 
remove homeless people. As a private space, malls can control 
speech and looks. They can ‘sanitise’ their environment. And 
they can prohibit activities that do not lead to their consuming 
commodities.CONSUMER-DRIVEN SPACE MAKING(Author, 2012)
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In his book, Fortress Los Angeles: The Militarization of Urban Space, Mike 
Davis (1992) states that ‘De facto disinvestment in traditional public space 
and recreation has supported the shift of fiscal resources to corporate-
defined redevelopment priorities.’ 
Davis goes further to propose that the “public” spaces of the new megas-
tructures and supermalls have supplanted traditional streets and dis-
ciplined their spontaneity (Davis, 1992). In addition to this, policing and 
surveillance ensures that the mall or gated community will only permit a 
certain public to use its privatised public facilities. (Low & Smith, 2006)
Over and above this, the architectural privatisation of the physical pub-
lic sphere is further compounded by a parallel restructuring of electronic 
space, as heavily guarded, pay-access databases and subscription cable 
services expropriate the invisible agora (Davis, 1992). 
Subsequently Richard Sennett, author of The Fall of Public Man (1992), 
argues that public life has become a matter of formal obligation in modern 
times. The private and personal have taken precedence over the public 
and impersonal, as society becomes less interested in private matters and 
more driven by private interests and personal desires. He insists that the 
‘unbalanced personal life and empty public life’ are manifested in the dead 
public space of modern architecture, with few opportunities for social inter-
actions (Sennett, 1992). 
3.1  Urban Form Obediently Follows Repressive Function
Contemporary public space is being eroded 
dramatically. In the last few decades, a num-
ber of practices have further challenged 
what is left of public place in both its physi-
cal and political dimension. Most notably, the 
growing privatisation of public space has 
become a common pattern and experience.
- R. Sennett, 1992
ENCLOSING PUBLIC SPACE
(Author, 2012)
GATED                   VS.                   INTEGRATED
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‘A prestige symbol – and sometimes as the decisive borderline between the merely well-off and 
the “truly rich” – “security” has less to do with personal safety than with the degree of personal 
insulation, in residential, work, consumption and travel environments, from “unsavoury groups” 
and individuals, even crowds in general.’ 
                                                                       - Mike Davis (1992)
The growth of privately owned space for public use has been accompanied by a huge rise in 
private security. Davis (1992) suggests that ‘the militarization of city life is increasingly visible 
everywhere in the built environment of the 1900’s. The universal consequence of the crusade to 
secure the city is the destruction of any truly democratic urban space.’ 
This idea of close surveillance and security is further reinforced in the valorised spaces of the 
new megastructures and super-malls that are concentrated in the center, whereby street front-
age is discarded, public activity is sorted into strictly functional compartments, and circulation is 
internalised in corridors under the gaze of private police (Davis, 1992). 
Furthermore, Davis (1992) advocates that ‘We live in “fortress cities” brutally divided between 
“fortified cells” of affluent society and “places of terror” where the police battle the criminalised 
poor.’ Davis (1992) maintains that ‘The universal and ineluctable consequence of this crusade to 
secure the city is the destruction of accessible public space.’ 
Living in Johannesburg today, a city plagued by high levels of crime and violence, bears a heavy 
burden on the lifestyle of its citizens. Public space is by and large viewed and experienced by 
many as out of control and dangerous. It is hoarded by fences, palisades, walls, gates, private 
security guards, cameras and other defensive security technologies. As a result of this, public 
life is forced to revoke the luxury of complete freedom, and instead leads a more private and 
seemingly secure existence.
3.2  Security & Surveillance
FORTRESS                   VS.                   OPENNESS
SECURITISED SPACE
(Author, 2012)
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‘Politics,’ states Young, is ‘the critical activity of raising issues and deciding how institu-
tional and social relations should be organised, crucially depends on the existence of 
spaces and forums to which everyone has access.’ She goes further to suggest that ‘as 
a normative, ideal city life provides public places and forums where anyone can speak 
and anyone can listen.’ (Young, 1990)
 
In the Western tradition, public space has largely been associated with a positive con-
notation that calls to mind the practice of democracy, openness, and the publicity of 
debate since the time of the Greek agora. In ‘Public Space & Democracy’ (2001), He-
naff and Strong argue that the very idea of democracy is inseparable from that of public 
space. ‘Public space means simultaneously: open to all, well known by all, and ac-
knowledged by all… It stands in opposition to private space of special interests.’ 
Furthermore, public space has commonly served as an expression of power and a sub-
ject of political control. Under medieval monarchy in the West, public space was where 
political power was staged, displayed, and legitimised (Henaff and Strong, 2001). In 
the totalitarian societies of recent times, large public spaces serve as military parade 
grounds. These performances operate as a raw display of power to impress citizens as 
well as enemies. 
Consequently, in modern democracies, as the power has shifted to the people, public 
spaces have afforded a legitimate space for protests and demonstrations – an expres-
sion of the freedom of speech – freedom that has been achieved through much struggle 
and vigilance. (Hou, 2010)
In the post-9/11 world of hyper-security and surveillance, new forms of control in pub-
lic space have curtailed freedom of movement and expression and greatly limited the 
activities and meanings of contemporary public space (Hou, 2010). Across the differ-
ent cultural traditions, the functions and meanings of space have varied significantly, 
illustrating the various means and degrees of social and political control. Hou (2010) 
suggests that, ‘In recent Western democracies, public space and the formation of pub-
lic opinion have been important components of the democratic process.’ 
4.  THE POLITICS OF PUBLIC SPACE
OCCUPY WALL STREET, NEW YORK, USA - 15 March 2012
(Goodman, 2012)
Occupy Wall Street (OWS) is a protest that began on September 
17, 2011 in New York City’s Wall Street. The main issues are 
social and economic inequality, greed, corruption and the undue 
influence of corporations on government. (Goodman, 2012)
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Author Margaret Kohn (2004) agrees with Hou (2010) in saying 
that: ‘When private spaces replace public gathering place, the 
opportunities for political conversation are diminished.’
 
 
In keeping with this idea, there is considerable state regulation 
over many aspects and uses of private space, from zoning laws 
to laws governing sexuality and social reproduction, the policing 
of national borders, state surveillance of personal activities, the 
right to congregate in public space, and so forth. The product of 
specific power relations in any society is reflected in its public 
spaces – power relations that can exclude as many parts of the 
public as they include – yet many of the state’s actions do indeed 
frame what specific societies consider to be the public. (Low & 
Smith, 2006)
Accordingly, Sorkin (1992) advocates that ‘the effort to reclaim 
the city is the struggle of democracy itself.’ He goes further to 
suggest that the ‘privatised city of bits’ is a lie, simulating its con-
nections, obliterating the power of its citizens either to act alone 
or to act together (Sorkin, 1992).
4.1  Politicised Private Space
Public spaces of the city have always had political significance, sym-
bolising the power of the state. Control of public space is also essen-
tial to the power balance of society, as exemplified in military parades 
or statues of the elite and many struggles for democracy and freedom 
have been played out in public space. The public realm also symbol-
ises activities important to citizenship and civil society. 
- A. Madanipour, 1999
ASSEMBLE                   VS.                   DISPERSE
PUBLIC SPACES PROVIDE SPACES FOR ASSEMBLY & DISPERSION
(Author, 2012)
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‘Main street is now the space between airports, the fibre-optic cables linking the fax 
machines of the multinational corporations far flung offices, an invisible worldwide 
skein of economic relations. Liberated from its centres and its edges by advances in 
communication and mobility and by a new world order bent on a single citizenship of 
consumption, the new city threatens an unimagined sameness even as it multiplies the 
illusory choices of the TV system.’ 
- Michael Sorkin (1992)
 
Today the boundaries of cities, metropolitan regions, and even nation states – are be-
ing challenged on many levels. Therein poses a double threat. On the one hand, global 
information flows are reducing the importance of old political borders and diminishing 
the effectiveness of physical public space in producing and representing internal social 
integration. Simultaneously, electronic privacy and interaction management technolo-
gies are creating the possibility of new schisms and subdivisions. (Mitchell, 2000)
Customarily, the exertion of political power has been made visible, and architecturally 
celebrated through physical assemblies of monarchies, senates, parliaments, cabi-
nets, councils and so forth. Equally, if you wanted to topple established political power, 
you gathered the masses in an urban public setting, set up barricades, and marched 
onto the local town square. This still happens today, but government no longer has the 
need to be spatially concentrated, and political mobilisation through the internet has 
become both achievable and operative. Visibility no longer relies on the physical pres-
ence of crowds. 
According to Sorkin (1992), ‘Globalized capital, electronic means of production, and 
uniform mass culture abhors the intimate, undisciplined differentiation of traditional cit-
ies.’
In addition to this, Mitchell (2000) raises some interesting questions about public spac-
es of the future. What kind of meeting places, forums, and markets will emerge in the 
electronically mediated world? What will be the 21sts century’s equivalents of the gath-
ering at the water cooler, the Greek agora, the Roman forum, the village green, the town 
square, Main Street, and the mall?
5.  THE ROLE OF MEDIA IN THE PUBLIC DOMAIN
Public spaces serve an important role for diversity and free 
speech, as well as for the exchange of ideas. The exposure 
to differences that is brought to light in the public arena 
helps new ideas to germinate, and so public spaces are 
imperative to this creative process. 
- H. Besser, 2001
PUBLIC ENGAGEMENT
(Author, 2012)
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‘Public space,’ according to Low & Smith (2006), ‘envelops the palpable tension 
between places, experienced at all scales in daily life, and the seeming space-
lessness of the Internet, popular opinion and global institutions and economy.’
Today the settings for political mobilisation can be found not only in physical 
space, but also in cyberspace. This allows for renewed, highly effective pros-
pects for political organisation and engagement.
While physical meeting places rely for their efficacy on centrality within densely 
populated areas, virtual venues need not be so. Such a scenario is clearly evi-
denced in the example of the traditional auction house - that is a conveniently 
located place where buyers and sellers meet, at listed times, to negotiate prices 
and execute transactions. In effect, accessibility is the major factor that limits 
participation. But an online auction site such as eBay.com links widely scattered 
buyers and sellers on an internet-based bidding platform who would never oth-
erwise have had the chance to transact with one another. (Mitchell, 2000) 
Accordingly, the effects of online interaction are diverse, complex, and some-
times socially and culturally incongruous. While online interactions are diminish-
ing some established boundaries, online meeting places can simultaneously 
reinforce others, and even create new ones. As a result of this they are creating 
a condition under which individuals position themselves less as members of 
distinct, well-bounded civic arrangements, and more as intersection points of 
spatially diffuse, multiple, definitive communities. (Mitchell, 2000)
Fifteenth-century architect, Leon Battista Alberti3 spoke of the city as a place 
where one “learns to be a citizen.” But you had to be present within it. In con-
trast to this, today we learn to be a citizen of multiple, disseminated, intersecting 
communities through various electronically mediated means – by surfing into 
virtual public places; by participating in electronically arranged gatherings at 
remote rented locations; and by watching transmissions from physical public 
spaces that have become global media stages. 
PHYSICAL SPACE VS. CYBER SPACE
(Author, 2012)
RESTRICTED                       UNENDING
Public spaces have played a fundamental role in shaping societies throughout 
history. From very first defined private spaces, public spaces have served as 
places where people have come together to exchange ideas. From the ancient 
Greek’s Agora to the Middle Ages’ Commons to early 20th century American 
urban streets and parks, public spaces have been centres for free speech and 
public discourse. 
Hence, the 21st century will still find the need for agoras – perhaps more than 
ever (see Chapter 2.2). These may not necessarily be physical places. They will 
function at a remarkable range of scales, from the familiarly local to the global. 
And even where they look recognisable, they will no longer operate in the same 
ways as historically great public places.
5.1  The Internet
3. Leon Battista Alberti (1404 – 1472) was an Italian 
author, artist, architect, poet, priest, linguist, philoso-
pher, cryptographer and general Renaissance human-
ist polymath. (Kelly-Gadol, 2012)
121
6.  SOUTH AFRICAN PUBLIC SPACE
The majority of new commercial developments in South Africa’s cities 
are conceived as private and disjointed schemes, measured enclaves 
with gated access being the only outlet to the outside world. Any con-
cern for a positive interaction with the matrix of public activity is seldom 
a consideration. Generally, the urban form responds to the perception 
that traffic systems are fundamental to the efficient flux of the city in 
satisfying the ever-increasing loads of vehicular movement that are cit-
ies are faced with.
In contrast, many of the urban centres around the world, the great his-
torical centres of Europe and the Americas are admired and ‘consid-
ered the ultimate models in urban experience,’ according to Saunders 
(2001). The colonnades, bazaars and boulevards hosting a richness 
of street activity are the features of such centres and are characteristic 
of a city growth based on pedestrian movement patterns, an urbanism 
fostering human interaction and exchange; a form which has cultivated 
the existence of a public realm. (Saunders, 2001)
Consequently, South African cities are amongst the most developed 
ones on the planet’s most undeveloped continent. Since South Africa is 
the economic dynamo of the Sub-Saharan region, the fate of its urban 
areas will have a disproportionately strong impact on the other nations 
of Africa. (Low & Smith, 2006)
The city of Johannesburg has seen dramatic changes, growth and ur-
ban sprawl, particularly north of the city towards Pretoria. By and large, 
public space is viewed and experienced by many as out of control and 
dangerous. It is hoarded by fences, palisades, walls, gates, private 
security guards, cameras and other defensive security technologies. 
Bremner (2006) maintains that ‘Public life withdraws into the interiority 
of the private realm and urban space is abandoned to featurelessness 
and neglect.’ Sadly this approach has taken physical shape and form 
throughout the city, particularly in Sandton, ultimately resulting in the 
erosion of public life. 
MARY FITZGERALD SQUARE, JOHANNESBURG
(City Wallpapers, 2012)
The square is the centerpiece of the Newtown urban renewal 
project and is surrounded by structures significant to the city, 
including the Market Theatre — which played host to much of 
the 1980s ‘struggle theatre’ opposing the apartheid regime’s 
discriminatory policies; Museum Africa; the old Turbine Hall, 
and the Worker’s Library. (Newtown, 2012)
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In South African cities such as Johannesburg 
and Cape Town, apartheid urban planning 
practices and reforms that targeted the non-
white majority created a rigid modernist grid of 
bungalows deprived of both private and public 
amenities such as sanitation and open space. 
(Low & Smith, 2006)
The spatial legacy of apartheid still overshad-
ows South African urbanism to a significant ex-
tent, and this both uncovers and intensifies the 
high levels of violence in South African cities 
today. Low & Smith (2006) maintain that ‘Like 
the colonial legacy faced by other postcolonial 
nations, former constructs of social engineer-
ing must be addressed if South Africa is to es-
tablish a stable and just social order.’ 
Too often, new development favours the few 
who already benefit from access to social and 
economic resources. Yet as Michael Sorkin 
(2000) noted, the contemporary architectural 
avant-garde in the developed world has adopt-
ed an attitude of total indifference toward the 
vexing problems, such as ecologically-related 
matters and social sustainability, created by 
urban growth and intensification. It is far more 
challenging to sidestep such difficulties in con-
temporary megacities such as Johannesburg, 
Cairo, Shanghai and Sao Paulo, where pres-
sures on resources and infrastructure have 
reached unprecedented levels. 
‘The privatisation of public space,’ claims Bremner ‘is one of the primary 
modes in which this fragmenting effect has taken place. Private security 
forces now outnumber the public forces of law and order in South Africa by 
a factor of two to one’ (Bremner, 2004). 
With an annual growth rate of approximately 20 percent since the early 
1980s, security has been one of South Africa’s leading new industries. 
The continuity in these statistics across the late- and post-apartheid eras 
suggests the extent to which ‘South African society is saturated not simply 
with violence, but with the pervasive fear of violence,’ according to Lindsay 
Bremner (2004).
According to Low & Smith (2006), ‘Urban space [in South Africa] is broken 
up into a series of discrete enclaves, with harrowing corridors of transit lying 
between.’ It is evident that this is neither economically nor politically just in 
the long term. The vital characteristics of successful urban cultures through-
out the ages, including cosmopolitanism, interaction, and equality, are all 
eliminated by the ‘new privatised laager4 system.’ (Low & Smith, 2006)
 
Curbing the regression and decline of public space must be an essential 
component in any movement for global social justice. Social and environ-
mental crises brewing in the world’s megacities will be immobilised unless 
the deep inequalities that divide humanity today are transformed. (Low & 
Smith, 2006)
6.1  The Legacy of Apartheid 6.2  Security in South Africa
INTEGRATE                            SEGREGATE
APARTHEID SPACE-PLANNING
(Author, 2012)
4. Laager: South African historical an encampment 
formed by a circle of wagons. A defensive encamp-
ment encircled by armoured vehicles or wagons. 
(Pearsall, 2012)
Further to this, Johannesburg is the most eco-
nomically and technologically advanced city in 
Sub-Saharan Africa. Home to approximately 
3.9 million people (City of Johannesburg 
Community Survey, 2007), this city has inher-
ited the polarised zoning configurations of the 
apartheid era. Johannesburg is split neatly in 
two: to the north of the central business district 
lie sprawling, lush white residential suburbs 
like Sandton. To the south, overcrowded, ster-
ile dormitory suburbs, such as Soweto house 
the majority of the city’s residents. (Low & 
Smith, 2006) 
In the critical perspective of a 2010 World 
Bank report, the pattern of sprawling sub-
urbanisation produced by apartheid social 
engineering is seen to be highly inefficient in 
economic terms. It is also enormously costly 
environmentally, since such decentralised ur-
ban form militates against the provision of af-
fordable and effective systems of public trans-
portation (Beatley, 2010)
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7.  LOCAL CASE STUDY: MELROSE ARCH, JHB
7.1 Introduction
The following two case studies are instances of ‘public-private’ space 
and clearly illustrate the notion of private management of the public 
realm. Both of these case studies share similar attributes, specifically 
that they are managed by a single private landlord or managing agent. 
This landlord delivers a uniformed private security service and a street 
cleaning service, with aims of offering a clean and safe environment, 
akin to a covered shopping mall. In return for these management ser-
vices, from private security to the monitoring of undesirable conduct, 
service charges are paid.
7.2 Melrose Arch
Privately owned, but largely accessible, the privatised ‘public’ spaces 
of post-modern cities, such as Johannesburg, are maintained as con-
sumer products and characterised by high levels of control over their 
environments. An interesting local case of a scheme that trifles with the 
divide between public and private is Melrose Arch.
Melrose Arch is a mixed-use precinct located in Melrose, north of the 
Johannesburg CBD. The development was conceptualised between 
1996 and 1998, and phase one was completed in 2001. Initially the site 
developer, Sentinel Mining Industry Retirement Fund commissioned 
the development of yet another uninspired office park in the early 
1990s. However, the architect-developers envisioned something quite 
distinctive and proposed to develop a mixed-use precinct of offices, 
restaurants, retail, hotels and residential space applying principles of 
New Urbanism.5  
5. New Urbanism is an urban design movement, which 
promotes walkable neighbourhoods that contain a 
range of housing and job types. It arose in the Unit-
ed States in the early 1980s and continues to reform 
VIEW OF CRESCENT DRIVE, MELROSE ARCH
(Travelblog.org, 2012)
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7.3 Background
According to the Melrose Arch Design Guidelines, prepared 
by Osmond Lange Architects & Planners & Urban Solutions 
in 2005, the developer sought to increase accessibility of all 
elements of the precinct to be used over a 24-hour period – ‘a 
vital component to the sustainability of the proposal’; to cre-
ate an environment that is both safe and secure for tenants, 
residents and visitors alike; to explore development flexibility, 
ensuring a structure that may respond to changing markets 
and requirements; to include elements of the “traditional city” 
which will contribute to the uniqueness of the precinct and 
be the ‘fulcrum around which public life will take place.’ (Os-
mond Lange Architects & Planners & Urban Solutions, 2005)
International consultants such as Paul Murrain  were includ-
ed on development teams to provide Melrose Arch with an 
international world-class safe city image. In addition to this, 
because Melrose Arch includes a number of global blue-chip 
companies, it has become a key attraction for business trav-
ellers. 
7.4 A Shining Model of New Urbanism?
Founded on the principles of New Urbanism, Melrose Arch 
strives to create an ‘inspired and magical third place defined 
as a ‘neutral ground’ (Marketing Concepts). This is echoed 
in the urban design strategy, stating that its aim was ‘to cre-
ate something unique for South Africa, a masterplan that is 
based on traditional town planning notions of mixed-use, 
connectivity, integrated open street systems and clearly de-
fined public and private domains’ (Osmond Lange Mosien-
yane & Urban Solutions, 1998). 
‘LIFESTYLE-ORIENTED’ DEVELOPMENT
(Author, 2012)
MELROSE ARCH MASTERPLAN
(Osmond Lange & Urban Solutions, 2005)
MELROSE ARCH EXTENDED SITE PLAN
(Osmond Lange & Urban Solutions, 2005)
VIEW OF MELROSE ARCH AT DUSK
(Melrose Arch, 2010)
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Upon first impression, it would appear that the implementation of New 
Urbanism principles could be a sustainable model for Johannesburg’s 
future. The approach encourages the creation of mixed-use neighbour-
hoods around accessible nodes that are linked through activity spines 
and corridors. It gives emphasis to pedestrian access and provides 
opportunities for public transport, usually in the form of improved taxi 
ranks in lower income areas. In this way it should improve accessibility 
and foster integration. (Dirsuweit & Schattauer, 2004) 
In the case of Melrose Arch, it does promote the idea of the use of 
the street and the celebration of the public realm through the generous 
provision of opportunities to enjoy ‘street life.’ This is expressed through 
the use of well-articulated facades, buildings defining the street, restau-
rants making use of side-walks, the use of trees for shading, as well as 
street furniture. Special consideration was given to the landscaping of 
public spaces within the precinct, for instance the courtyard, adjacent 
to the Melrose Arch Hotel and office block along High Street (see Fig-
ure 9).
According to Dirsuweit & Schattauer (2004), New Urbanism subscribes 
to the idea that neighbourhoods become safe through the ‘collective 
gaze of their inhabitants,’ it argues that it is through social connected-
ness with one’s co-inhabitants and a sense of ownership that places 
become secured. However, more careful consideration exposes a num-
ber of tensions and perhaps ironies, all directly linked to the concern of 
the sustainability of the precinct. For instance, the walls and intensive 
CCTV security are elementary constituents of the consumer enclave  
at Melrose Arch. Security is one of the primary ways that the precinct 
allows for a somewhat oxymoronic ‘uninhibited but controlled access.’ 
Access is controlled and behaviour is monitored frequently through 
CCTV cameras and private security guards who regularly patrol the 
public spaces of the precinct. (Dirsuweit & Schattauer, 2004)
MELROSE BOULEVARD, MELROSE ARCH
(Melrose Arch, 2010)
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Furthermore, Schoonraad (2002) believes that it is paradoxical that Melrose Arch 
has been promoted and marketed as New Urbanism, since it has spurred further 
urban decentralisation and fragmentation. She has reservations about the sustain-
ability and integration potential of developments such as Melrose Arch. Schoonraad 
(2002) identifies three main problems with it. At the outset, it excludes all but the 
wealthy. This exclusion is instigated through high property prices, entrance access 
control into every building, as well as 200 surveillance cameras installed throughout 
the precinct. Second to this, it is based on private transport and does not cater for 
any form of public transport. 
Finally, it damages the existing office market, in areas such as the Johannesburg 
CBD and Rosebank. Although many would dispute that one cannot always consid-
er a large metropolitan area as one entity. Due to its intricacies, the Melrose Arch 
scheme does raise questions about the sustainability and integration of such devel-
opments.
7.5 In Closing
In 2002, the South African Sunday Times declared that, ‘Melrose Arch is an exclusive 
urban attraction which few other than the rich can afford to consume, except as an 
infrequent spectacle – making Johannesburg residents tourists within their own city.’
This idea of resident tourists was further highlighted by Bremner (Sunday Times, 
17.03.2002) who maintains that ‘The city is being remade as a collection of juxta-
posed fragments. The gritty complex city as opposed to its glitzy, idealised coun-
terpart has been obscured and upstaged. Privately owned spaces will increasingly 
function as Johannesburg’s civic squares, but never assume its civic responsibility.’
Despite this, the Melrose Arch precinct is regarded by many as a huge success story 
- notwithstanding the fact that it is geared towards the upper end of the economic 
scale in terms of tenant market. Its model is one viewed by many as the progression 
of a public realm, particularly at street level where the prevalence of public activity is 
encouraged. According to Saunders (2001), Melrose Arch may well indicate a better 
way to plan our neighbourhoods and developments at all levels of intervention and 
at the same time ‘offer authentic alternative to the proliferation of gated office parks, 
of stereotypical shopping malls which diminish the qualities of urban life and human 
experience.’
FROM LEFT TO RIGHT: SEMI-COVERED RETAIL; OUTDOOR RETAIL BOULEVARD; THE PIAZZA
(Melrose Arch, 2010))
MELROSE ARCH INDICATIVE SECTION
(Osmond Lange & Urban Solutions, 2005)
INWARD-LOOKING ENCLAVE
(Author, 2012)
MIXED-USE DENSIFICATION           URBAN SPRAWL
FROM LEFT TO RIGHT: CCTV SURVEILLANCE;
PEDESTRIAN ENTRANCE TO M.A. PRECINCT
(Author, 2012))
MELROSE BOULEVARD RESTAURANTS
(Melrose Arch, 2010)
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KEY THEMES
(Author, 2012)
8.  INTERNATIONAL CASE STUDY: LIVERPOOL ONE, UK
8.1 Introduction
The rapid pace of post-industrial change, alongside powers of land as-
sembly, is changing the urban landscape. Former industrial sites offer 
the greatest opportunities for new development. In Liverpool, an enor-
mous regeneration scheme is prompting fears that that city centre will 
become completely privatised and sanitised, policed by its own secu-
rity force and ruled by its own laws.
8.2 Liverpool One
Liverpool One is a £1 billion mixed use development situated in Liv-
erpool’s city centre undertaken by private real estate investment and 
development firm, Grosvenor. Occupying 42 acres, it is the biggest 
redevelopment of the city centre for over 40 years and has created a 
privatised retail and leisure environment for both residents and tourists 
to Liverpool. The site includes over 30 new buildings, 165 retail outlets, 
over 500 apartments, two hotels, 25 restaurants, an Odeon cinema, 
2,800m2 of offices, a revitalised five acre park, 3,000 parking bays and 
a public transport interchange. 
This complex project was delivered in four years. In all, some 30 build-
ings were delivered, designed by more than 26 different architects. The 
development is an open streets design rather than a covered shopping 
centre (see Figure 15 below). Existing street patterns have been re-
tained and much of the historic architecture has been combined with 
modern design.
At the same time, all maintenance functions, from rubbish collection to 
street cleaning, are contracted out by local government to the develop-
er, who has sole responsibility for managing and maintaining the space. 
Begging, skateboarding and rollerblading are prohibited, alcohol and 
food are only to be consumed in specifically assigned areas and any 
form of public demonstration requires police consent.
LIVERPOOL ONE RETAIL
(Guy, 2010)
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8.3 Background
In the 18th century, the 42 acres of Liverpool city centre, which is now 
known as Liverpool One, was the home of the UK’s first dry dock and 
the cornerstone of Liverpool’s booming maritime trade with the rest of 
the world. The decline in Liverpool as a maritime trading city is well doc-
umented and during the post Second World War period Liverpool fell 
into steep decline. The area which was later to become known as the 
Paradise Street Development Area (PSDA) and now home to Liverpool 
One, suffered heavy bombing during the war and through lack of invest-
ment, remained an area in need of regeneration. (Guy, 2007)
The steady decline in population over several decades was a major 
contributor to the under-investment in Liverpool’s retail offer. Numerous 
studies on behalf of the city council by Grosvenor and others showed 
that consumers preferred to shop in Manchester, Chester and South-
port rather than go to Liverpool. Grosvenor and other experts in the in-
dustry estimated that for a city the size and importance of Liverpool, 
it was short by about one million square feet of retail space (approxi-
mately 93,000m2). 
The best place to build this extra retail was universally recognised to be 
within the PSDA as it would achieve a number of objectives, namely: it 
would extend the existing city retail offer and create links to the Albert 
Dock, reconnecting an important area of the city; most importantly, it 
was Grosvenor’s view, and one shared by many, that retail-led mixed-
use regeneration could lead an ‘urban renaissance’ in Liverpool bring-
ing people back to the city - a trend that elsewhere by the 2000s was 
already on the rise. (Butler, 2010)
AERIAL VIEW OF LIVERPOOL ONE
(Guy, 2007)
LIVERPOOL ONE MASTERPLAN
(Guy, 2007)
LIVERPOOL CITY CENTRE, 1941
(Liverpool Bid, 2009)
129
8.4 Target Market
Liverpool One’s catchment of 4.7 million people, with an annual 
available spend of £11.5bn, including £3.1bn on clothing and 
footwear. Liverpool previously attracted 557,000 regular shop-
pers, making it the second largest market in the north-west and 
the eighth largest in the UK as a whole. With the opening of Liv-
erpool One, this has risen to 600,000 regular shoppers, and fifth 
in the country. This rise in ranking is attributable to the spending 
power of Liverpool’s catchment, the fifth largest in the country, 
which has been drawn in by Liverpool One. (Butler, 2010)
8.5 Objectives Realised
A key objective of the masterplan was to link different areas of 
the city such as the waterfront, existing retail areas and the city’s 
business district, as well as being a destination in its own right. 
The development agreement called for a comprehensive redevel-
opment of the 42 acre site. This required a single-phased devel-
opment solution rather than a multi-phased approach which took 
four years to deliver. 
 
In addition, one of the major objectives behind the development 
of Liverpool One was to increase overall footfall into the city. Re-
search shows that city footfall on average increased by 17% the 
year Liverpool One opened in 2008 and by an additional 4.5% in 
2009 (Liverpool City Centre BID, 2009). 
Liverpool One has been awarded a host of accolades including: 
the VIVA (Vision, Innovation, Value, Achievement) Best-of-the-
Best-Award which honours the most outstanding examples of 
shopping centre Design and Development, Sustainability, Mar-
keting and Community Service worldwide; two awards by the In-
ternational Council for Shopping Centres for New Development 
(over 80,000m2); RICS Regeneration of the Year Award 2009, 
BCSC Supreme Award 2009 and was the first masterplan to be 
nominated for the Stirling Prize. (Butler, 2010)
LIVERPOOL ONE RETAIL, 2009
(Place North West, 2009)
LIVERPOOL ONE CHAVASSE PARK, 2009
(Place North West, 2009)
In 2009, Liverpool One was nominated 
for the Stirling Prize. ‘It was the first time 
a masterplan rather than a building has 
been nominated for the biggest prize in 
architecture.’ (Place North West, 2009)
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According to Grosvenor’s Development Manager, Guy Butler, this 
project will act as a ‘catalyst for further regeneration projects in 
the city’ and has already propelled Liverpool back up the retail 
rankings. (Butler, 2010) 
8.6 Ownership & Privatisation
In most cases, large-scale new developments are likely to be 
owned and managed by a single private landlord. This is in con-
trast to the last hundred years in the UK’s history, wherein the 
ownership and management of property in cities has been a di-
verse assortment of private landlords, institutions, local govern-
ment and private individuals. (Guy, 2007) 
In Liverpool the dominance of a single private landlord has been 
elected by the city council as their preferred model with Gros-
venor effectively owning 34 streets or 42 acres of land, which has 
been leased out by the council to the developer on a 250-year 
lease (Guy, 2007). The Liverpool One project has stirred much 
controversy because it appears to be the first time in the UK that 
an entire city centre has been privatised. There is a widely held 
fear that this scheme will set a dangerous precedent for future 
regeneration projects. 
SINGLE OWNERSHIP | MULTIPLE OWNERSHIP | COMBINATION
LIVERPOOL ONE CHAVASSE PARK, 2009
(Place North West, 2009)
LIVERPOOL ONE’S FACADE VARIETY
(Place North West, 2009)
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‘Private-public’ spaces are designed with the consumer in mind, with 
the aim of creating ‘location destinations’ which will attract the maxi-
mum number of appropriate shoppers keen to spend their money in the 
shops, restaurants and bars of the retail and leisure economy. As such 
it is therefore apt to see ‘private-public’ space as a carefully designed 
consumer product in itself manufactured in the hope of attracting as 
many customers as possible.
This consumer product is characterised by two trends. The first is the in-
creased level of control over the environment necessitated both by the 
demands of high quality product management and by the need to ex-
clude undesirables. The second is that, ironically, despite their compet-
ing claims of uniqueness, ‘private-public’ locations display a tendency 
to look the same and to exhibit a very similar ‘feel’, in part as a result of 
the relatively controlled nature of the environment.
These outcomes are entirely in keeping with Lefebvre’s writings on ‘the 
production of space’ 30 years ago. For him space is both ‘a product’ 
and ‘a means of production’, while the characteristic of contemporary 
post-industrial space is the creation of many identical units of similar 
places. However, that is not to suggest that the drive to create eco-
nomically viable places in city centres and new developments is not of 
vital importance. But the problem is that current approaches to creating 
places seem to be too narrowly focused on only this aim, missing out 
other aspects of the process essential to creating successful places.
Even so, control, ownership, property prices and rent levels are not the 
only factors responsible for the growing ‘sameness’ of the environment. 
The marketing of ‘place’ as a consumer product also plays a role, which 
is ironic given that the aim of place marketing is to differentiate every 
destination by highlighting its unique qualities.
However, despite the growing sameness of the environment, which is 
accompanying the narrow focus on space as a consumer product, it 
is important to recognise that these trends need not be an economic 
inevitability. Instead a broader approach to creating places, which in-
cludes economic viability alongside a range of other factors, is more 
likely to underpin the creation of places able to stand the test of time.
Perhaps an alternative for future planning policies in South African cit-
ies could take heed from Liverpool’s City Council Planning Policy Sec-
tion 106, which ensures that a percentage of affordable housing is built 
in new developments. This is to guarantee affordable space for local 
businesses in all new developments. This policy may well have a con-
siderable effect on the character of new ‘private-public’ developments 
being generated, allowing space for real diversity and a wider range of 
genuine local inclusion. (Guy, 2007)
9.  THE WAY FORWARD
PRIVATE VS. PUBLIC
(Rex-ny.com, 2012)
MUTUAL BENEFIT
(Rex-ny.com, 2012)
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As urban environments and their social, economic and political 
dimensions have continued to evolve over time, the functions, 
meanings and production of public space have also shifted. As 
urban populations and cultures become more heterogeneous, 
a growing presence and recognition of cultural and social dif-
ferences have made the production of public space a highly 
contested process. 
In Scandinavia an old proverbs suggests that “people come 
where people are.” This idea was further reinforced by Gehl 
(1980) who suggests that ‘being among others, seeing and 
hearing others, receiving impulses from others, imply positive 
experiences, alternatives to being alone.’ 
The future of public space, particularly in South Africa is a mul-
tifaceted topic, filled with the complexities of post-modern city 
challenges, past urban planning policies, politics, media, own-
ership and private interests, as this paper explores. 
In closing, acclaimed author, Iris Marion Young (1990), main-
tains that ‘Cities provide important public spaces-streets, parks 
and plazas – where people stand and sit together, interact and 
mingle, without becoming unified in community of “shared final 
ends.” The undertaking to create sustainable and truly public 
spaces, ones that enhance interaction and exchange, is a chal-
lenge that we will continue to face well into the future.
CONCLUSION
THE FUTURE OF PUBLIC SPACE?
(Author, 2012)
‘Cities provide important public spaces-streets, parks and plazas 
– where people stand and sit together, interact and mingle, with-
out becoming unified in community of “shared final ends.” 
Marion Young, 1990
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CENTRAL PARK, NEW YORK 2012
(Solutions, 2012)
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Part 02 of this book is a detailed ex-
ploration of the contextual and physi-
cal analysis of the selected site for the 
Sandton Civic Exchange. This process 
is outlined in six major stages, from the 
design brief to the architectural and ur-
ban intervention, as well as influences 
and informants that were used along the 
way. This part also includes interviews 
with a range of individuals who all had 
interesting views and opinions about 
the Sandton CBD, which undoubtedly 
informed many of the design decisions 
that were made.
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02
DESIGN
The Sandton Civic Exchange seeks to 
create a new civic forum in the heart of 
the Sandton CBD.  Locally, Sandton is 
arguably at the forefront of sophisticated 
building construction and technology, 
and is host to a number of financial insti-
tutions, legal firms and listed companies, 
as well as the Johannesburg Stock Ex-
change. The proposed scheme aspires to 
engage with both the public and private 
realms, while declaring Sandton’s much-
needed civic identity.
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VIEW OF SANDTON GAUTRAIN STATION
Along West Street, 2012
DESIGN BRIEF
THE NEW CIVIC
FROM IDEA TO BUILDING
* The Gini Coefficient measures the extent to which the distribution 
of income among individuals or households within an economy devi-
ates from a perfectly equal distribution (World Bank, 2012).
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 According to the World Bank (2012), South Africa currently holds title to the highest Gini Coefficient* in the world.  A dual econ-
omy exists in South Africa. The Sandton CBD, arguably the country’s foremost economic stronghold, is a physical expression 
of this inequality, and represents one narrow facet of South African life. Less than ten kilometers away lies Alexandra Township, 
home to approximately 400 000 people, which has a vastly different reality. However, the two do not overlap. Despite their close 
physical proximity to each other, they are indeed worlds apart.
As Richard Rogers aptly phrased it, ‘Form follows profit is the aesthetic principle of our times.’ Where there is profit, buildings 
emerge. Sandton City is a commentary on the state of business is South Africa, and represents business’ rebellion against the 
state. Sandton’s CBD is characterised by limited pedestrian movement on the periphery, while vehicles and commerce domi-
nate the road. It is the ultimate expression of the privatisation of public space and public interest. This fortress-like city is char-
acterised by corporate buildings that turn their back on the street and bear no thought or consideration towards the pedestrian. 
Over the course of Sandton’s relatively short history, almost all of its civic institutions and functions have slowly been eroded. 
The Sandton City Council building on Rivonia Road now stands vacant and dilapidated. All that remains is the Sandton Library. 
So where exactly is Sandton City’s civic identity?  According to Leon Krier, a 21st century architectural theorist and urban plan-
ner, the city is comprised of the expressive and unique public realm, and the normative and recessive private realm. One could 
argue that Sandton City looks much like the latter layer alone. 
And so the following question is posed: In the most unequal city in South Africa, can one create a mediating space that accom-
modates a wider variety of needs for economic growth and development? 
The advent of massive mixed-use density increases for Sandton CBD, coupled with the Gautrain rapid rail and allied public 
transport systems marks the ‘coming-of-age’ of Sandton as the gateway of business on the African continent. Both far- and 
near-sighted plans for the area will see the metamorphosis of Sandton from a car-based ‘area’, characterised by roads, internal-
ised malls and stand-alone single-use buildings, to a pedestrian-based ‘place’, characterised by streets, squares and walkways 
framed by mixed-use buildings and populated by people throughout the week, both day and night. Today Johannesburg is the 
third-most visited city in Africa, and two thirds of all visitors travel to, from or via Sandton (Gautrain, 2012).
The Sandton Civic Exchange strives to fulfil this dire need for Sandton City’s public realm: a new public platform for civic pride 
and expression; a re-imagination of Sandton’s lost civic identity. The scheme hopes to bring a newfound civic meaning to the 
area and create a much-needed sense of “place” in the Sandton CBD.
‘Everyone knows that our current system is kind of like legalized prostitution. 
The corporate sector completely controls the civic sector.’
 - Peter Coyote 
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SITE SELECTION 
& ANALYSIS
01
CNR. WEST STREET & RIVONIA ROAD
View of selected site (right of image) adjacent to 
Sandton Gautrain Station (left of image), 2012
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SITE 
SELECTION
The Sandton CBD has a well-established character and urban fabric. 
Places like Village Walk and Nelson Mandela Square have shaped the 
image of the Sandton we know today. Almost every leafy side street tells 
the story of this once quiet neighbourhood undergoing transformation 
into an international business and leisure hub. Any successful building 
scheme has to take cognisance of the existing urban environment.
Sandton Central Business District stands on the threshold of mass den-
sification. Several large scale projects are currently in various stages of 
planning. In addition to considering the current context of Sandton, some 
consideration should be spared for the future context of this vibrant hub.
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SANDTON CBD
Situated north of the 
Johannesburg inner-city
Durban
Cape Town
Johannesburg
REPUBLIC OF SOUTH AFRICA
Location of major CBD’s
GAUTENG PROVINCE
City of Johannesburg
SANDTON
North of Johannesburg Inner-city
JHB Inner-city
Sandton
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The Gautrain line is shown in red, connecting Tshwane and Johannesburg. The 
grey circle marks a 20 km radius; the lighter grey marks a 40 km radius.
A number of major amenities are located within a 10-minute walk of the Gautrain Station. 
The Sandton Civic Exchange site is shown in red.
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WEST STREET
View towards intersection 
with Rivonia Road, 2012
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The site has been selected for a 
number of reasons.
The Rivonia Road/West Street cor-
ner marks the gateway to the core 
of the central business district, from 
the point of view of both road and 
rail-based commuters.
A number of development schemes, 
both proposed and already under-
way are cropping up around this site. 
These rings of development pres-
sure are mounting on arguably the 
last underdeveloped site in the CBD. 
Additionally, its proximity to the 
Sandton Gautrain Station, which will 
in future become the major transport 
interchange of the area, makes this 
site particularly favourable towards 
the pedestrian commuter. The sta-
tion is located on the two busiest and 
most accessible streets in Sandton. 
It will become the most sopisticated 
public transport node in the city, 
where buses, Bus Rapid Transport 
(BRT), taxis and private vehicles 
connect to the rapid rail. It is also the 
interchange between Gautrain lines, 
linking Johannesburg and Tshwane 
to OR Tambo International Airport, 
the busiest airport on the continent.
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LOCATION PLAN
01  SITE SELECTION & ANALYSIS
VIEW OF SITE FACING NORTH
On the corner of West Street & 
Rivonia Road
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URBAN
MAPPING
The urban mapping study, which is informed largely by the Sand-
ton Urban Development Framework of 2008 (UDF), examines pe-
destrian movement within the surrounding areas of the site. The 
aims of the study have been to understand how the spatial design 
of the area contributes to current patterns of use and on the basis 
of this analysis, to inform the design proposal for new physical 
linkages, new public spaces and new pedestrian facilities. 
The aim of this analysis is to assist in the generation of objective 
design guidance for the physical regeneration of the area which 
will form new connections across the proposed site and around 
it, new urban spaces and a pedestrian environment - all of which 
contribute to the safety and walkability of the area.
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The map  below shows the local accessibil-
ity within the study area. The highly accessible 
routes, shown in red, through to inaccessible 
routes shown in blue, directly correspond with 
pedestrian movement at a local scale. Journeys 
of approximately 800 m in length are mapped.
It is clearly visible that the largest cluster of ac-
cessible routes for walking in the Sandton area 
are positioned along the south and east. This 
region forms a strong grid structure of smaller 
blocks, with West Street as the primary route. 
(City of Johannesburg, 2008)
URBAN GRAIN & LAYOUT GEOMETRY
Point Depth from Sandton Gautrain Station
source: Sandton Urban Development Framework of 2008
SANDTON GAUTRAIN STATION
Drop-off and waiting area, 2012
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Block size, grain, character, connectivity, and directness 
all contribute to the accessibility of a place. Accessibility 
is defined as the degree of ease that people have when 
moving around in their environment. This includes physical 
accessibility, particularly for elderly and disabled people, 
those with young children, or those carrying luggage and 
shopping. 
This also includes spatial accessibility, such planning a 
route choice as the ability of routes to and from different 
areas of a city, which plays a critical role is structuring and 
enabling urban movement. (City of Johannesburg, 2008)
The Sandton study area forms a pattern of medium to large-sized 
blocks. The residential area to the north west, including the Ben-
more Centre, and office developments along Fredman Drive have 
the smallest block sizes in the area. The Sandton Mall is a very large 
block in the area, it reduces spatial permeability and impedes easy 
pedestrian movement in the south west part of the study area.
URBAN GRAIN & LAYOUT GEOMETRY
Block Size
source (both images): Sandton Urban Development Framework of 2008
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PROPOSED URBAN DEVELOPMENT FRAMEWORK INTERVENTIONS
Sandton Urban Development Framework 2008
The Sandton Urban Development Framework was presented by the City of Joburg’s Development 
Planning and Urban Management, as well as the city’s Council of Development Planning and Fa-
cilitation in 2008. The proposed interventions for the Sandton UDF are indicated on the plan below.
source: Sandton Urban Development Framework of 2008
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URBAN GRAIN & LAYOUT GEOMETRY
Point Depth from Sandton Gautrain Station
The map to the right illustrates the walking dis-
tance and time from the Gautrain Station en-
trance to its local surrounds. The Sandton Station 
sits on the corner of West and Rivonia Road. The 
development of Sandton relies on outward facing 
blocks so as to contribute to the surveillance and 
activitty of the street network. (City of Johannes-
burg, 2008)
source: Sandton Urban Development Framework of 2008
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LAND USES
Ground Floor
Sandton is dominated largely by offices, residential 
and retail. Retail is concentrated inside Sandton City 
Shopping Centre, Village Walk and Mandela Square 
on Alice Street. Retail facing the street include ser-
vice stations, car show rooms and service orientated 
retail such as banking. Offices are scattered through-
out, many of which with parking facilities on street 
level, hence the significant number of parking indi-
cated on the map to the left.
A number of blocks are currently under construc-
tion on the perimeter streets namely Sandton Drive, 
Grayston Drive and Rivonia Road. Residential con-
sists of mostly low rise apartments in gated com-
plexes. Hotels are concentrated around the Sandton 
Convention Centre as well as to the east of Rivonia. 
(City of Johannesburg, 2008)
source: Sandton Urban Development Framework of 2008
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BUILDING FRONTAGES
Public Realm Survey
This survey was performed to document 
the character of ground floor frontages. Fa-
cades with entrances opening directly onto 
the street encourage pedestrian activity and 
contribute to the natural surveillance of the 
streets. 
The study indicates that there are very few 
street frontages in Sandton. The location 
of active facades is clustered within certain 
buildings rather than a series of buildings. 
Specifically, Village Walk, the Investec Build-
ing on Fredman Drive, 24 Central on Gwen 
Lane, the Sandton Convention Centre and 
Michelangelo Towers on Maude Street. 
Long and continuous blank frontages are 
found along the facades of Sandton Shop-
ping Centre, and Mandela Square in 5th 
Street. (City of Johannesburg, 2008)
source: Sandton Urban Development Framework of 2008
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BUILDING ENTRANCES
Public Realm Survey
The map alongside shows the location of 
building entrances (only entrances vis-
ible from the street were recorded). They 
are split between uncontrolled (where 
public entry is not limited) and controlled 
(where public entry is limited). 
In general, large numbers of entrances 
facing onto the street add to the natural 
surveillance of the street and enable the 
general activity of the public realm. 
There are very few uncontrolled entranc-
es facing onto the street, thereby reduc-
ing the potential contribution to natural 
surveillance and pedestrian activity on 
the street. Most of the controlled entranc-
es exist in the area as a result of guarded 
entry into the buildings. (City of Johan-
nesburg, 2008)
source: Sandton Urban Development Framework of 2008
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MID-BLOCK INTERVENTION
Existing Road Boundaries
Rivonia Road (Southern boundary)
Major East/West arterial along southern bounda-
ry of Sandton Central. To become the BRT route; 
south to city and north-east to suburbs.
West Street (Western boundary)
Major North/South arterial through the centre of 
Sandton Central and North to suburbs; south to 
highway.
Stella Street (Northern boundary)
Presently a quiet, leafy residential cul-de-sac, but 
to become the major vehicle feeder into the site 
for occupants and users.
New and Proposed Interventions
- Gautrain Station and Public Transport Node.
- Rivonia Road BRT route.
- Finer street grid incorporated in Arup Transpor-
tation Report.
- This recommends a new North/South ‘midblock’
  road linking Rivonia Road in the South to Maude
  Street in the North.
Existing and New Nodes
- Gautrain Station and Public Transport Node
- Nelson Mandela Square
- Sandton City
- Village Walk Redevelopment
- Maude Street business and retail node
ARUP TRANSPORTATION REPORT
Proposed Street Grid & Road Hierarchy (Kagiso, Arup. 2006)
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SANDTON CITY TOWER IN DISTANCE
View from Nelson Mandela Square, 
2012
FUTURE
DEVELOPMENT
The advent of massive mixed-use density increases for Sandton 
Central Business District, coupled with the Gautrain rapid rail and 
allied public transport systems marks the coming-of-age of Sand-
ton as the gateway of business on the African Continent. 
Both near- and far-sighted plans for the area will see the meta-
morphosis of Sandton from a car-based area, characterised by 
roads, internalised malls and stand-alone single-use buildings, to 
a pedestrian-based ‘place’, characterised by streets, squares and 
walkways framed by mixed-use buildings and populated by peo-
ple throughout the week, both day and night.
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PLANNED FUTURE DEVELOPMENTS
1   Village Walk Extension
2   Kgoro Regiments (150,000m2 bulk)
3   Sandgate (200,000m2 bulk)
4   Sandton Gate (22,500m2 bulk)
5   Alexander Forbes (40,000m2 bulk)
6   Sandton City Extension (30,000m2 bulk)
7   International Financial Centre (205,000m2 bulk)    
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Kgoro Gateway will consist of a mixed-use art precinct developed 
around a public square, situated above the new Sandton Public 
Transport Interchange (PTI), more commonly known as the Sandton 
Gautrain Station. 
The Sandton PTI consists of the existing Sandton taxi rank (relocated 
to this site), the metered-taxi holding area, the Gautrain Bus Services, 
and the Sandton Gautrain Station and associated Parkade. The Rea 
Vaya Bus Rapid Transport (BRT) and Metro Bus services will operate 
on Rivonia Road to the east of Kgoro. Kgoro will be the first point of 
entry for international visitors from OR Tambo International Airport via 
the Gautrain airport service.
KGORO GATEWAY / SANDTON TRANSPORT INTERCHANGE
Cnr West Street & Rivonia Road, Sandton
162
01  SITE SELECTION & ANALYSIS
source (all images): Kgoro Central, 2011
CNR. WEST STREET & RIVONIA ROAD
View of Sandton Transport Interchange
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PUBLIC TRANSPORT INTERCHANGE LEVEL
Phase I & II (City of Joburg, 2008)
PODIUM LEVEL BUILDING ENVELOPES RESPECTING VISUAL AND ACCESSIBILITY LINES
Phase II (City of Joburg, 2008)
ENTRANCES TO THE PHASE II DEVELOPMENT
(City of Joburg, 2008)
PEDESTRIAN ENTRANCE TO SANDTON GAUTRAIN STATION
Corner of Rivonia Road & West Street (City of Joburg, 2008)
CNR. WEST STREET & RIVONIA ROAD
View of existing Gautrain Station, 2012
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To realise the full potential of the existing Village Walk shopping precinct 
and the adjoining Balalaika Hotel and Crown Court sites in Sandton, 
Metropolitan Life and Abacus Asset Management are jointly investigating 
the phased redevelopment of this site into a mixed-use development that 
will include 33,500m² of retail space, 69,850m² office space, a 37,300m² 
hotel, 44,500m² of residential space and 3590 parking bays.
The design concept involves the demolition of the Village Walk Shop-
ping Centre whilst retaining and adding to the basement parking and the 
repositioning of the Balalaika Hotel to the north-east corner of the site. 
A high-end retail mall with will be covered by a large public landscaped 
garden. The two hotels, three office buildings and a gym will all be con-
structed on the periphery of this central space, which will be animated 
by these buildings having direct access onto it. The two hotel porte-
cocheres will be accessed directly off Maude Street. 
VILLAGE WALK REDEVELOPMENT
Cnr Maude Street & Rivonia Boulevard, Sandton
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source (all images): Galetti, 2012
MAUDE STREET
Village Walk Shopping Centre 
which is now mostly vacant, 2012
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SITE
STUDY
The following site study examines a host of key design inform-
ants that are inherent in the site and its surrounds. The analysis 
encompasses the site location, topography, zoning, as well as 
surrounding land uses. It also explores views of the site setting 
and a sun study of the site taken at various stages of the year. 
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CNR. WEST STREET & RIVONIA ROAD
Vacant Tudor-style apartments currently 
occupy the site, 2012
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VIEW OF SITE FACING WEST
Tudor-style apartments on right, 2012
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The site is situated on the corner 
of West Street and Rivonia Road 
at the centre of the Sandton CBD, 
Gauteng. It is adjacent to the Sand-
ton Gautrain station and is at the 
heart of the financial sector of the 
country which includes the JSE 
Ltd, Nedbank Head Office, HSBC, 
Deutsche Bank, CitiBank, Alex-
ander Forbes, Aon Insurance, In-
vestec, RMB, as well as almost all 
the major law firms.
LOCATION
The Site
171
20
PLAN VIEW
Sandton CBD, 2010 (Google Earth, 2012)
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One of the sites most notable fea-
tures is its rather dramatic sloping 
topography. There exists a fall of 5m 
from point A to B, as illustrated on 
the map alongside (right). This calls 
for a carefully considered approach 
to address the challenges of a slop-
ing site, allowing for easy pedestrian 
movement, while also engaging and 
activating the street edges. 
TOPOGRAPHY
Site & Surrounds
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AERIAL VIEW
Sandton City Shopping Centre in foreground, 2012
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ZONING
Portion 2 of Lot 13 and Lot 134, 
Sandton Township
LAND USES
Around the Site
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The zoning provides for 
offices, shops, hotels and 
residential use together 
with ancillary purposes. 
The total floor area per-
mitted is 120 000m² for all 
uses but with a maximum 
of 4 000m² for retail pur-
poses.
There is also the Gautrain 
servitude which is un-
derground and limits the 
depths of building in this 
area.
Coverage is 70%. How-
ever basements and above 
ground structures for park-
ing can be increased up to 
100%. (Oakenfull, 2010)
20
RIVONIA ROAD
Sandton City Protea Court, 2012
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SURROUNDING LANDMARKS
Around the Site
177
The intention is for the site to serve as 
a conduit between a number of land-
marks that surround it. 
The two immediate surrounding land-
marks are the Sandton Transport In-
terchange and the Village Walk Re-
development. The selected site sits 
inbetween these two major points, 
which are both going to see radical 
transformation in the coming years. 
There has been a proposal to convert 
Stella Street into an entirely pedestri-
anised street, allowing for easy foot traf-
fic to move between Village Walk and 
the Sandton Transport Interchange, 
which will invariably have a significant 
effect on the site.
Other important landmarks that lie on 
the periphery of the site are listed be-
low. 
20
RIVONIA ROAD
Vacant Chadrien Place (apartment blocks), 2012
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WEST STREET FACING NORTHWEST
View towards Stella Street, 2012
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STELLA STREET
View towards West Street, 2012
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8:00 12:00 16:00
DECEMBER (SUMMER)
MARCH (AUTUMN)
JUNE (WINTER)
SEPTEMBER (SPRING)
SUN STUDY
SITE
As evidenced by the sun study, the 
site enjoys decent sun exposure dur-
ing most seasons of the year. In the 
early morning hours, shadows are 
cast over the south western corner, 
while at midday the plaza is exposed 
to full sunlight almost entirely. Dur-
ing the late afternoon, a prominent 
shadow is cast over the site from the 
Kgoro Gateway high-rise tower above 
the Gautrain Station. The site is most 
affected during the Spring season, 
but clears up considerably over Sum-
mer. 
As shown to the left, the site receives 
a good amount of northern light 
throughout most of the year.
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RESPONSE
The site’s composition and layout was determined by its surrounding environs, 
topography, as well as the programme. The most prominent portion of the site 
lies on the south western corner, at the busiest street intersection in the Sand-
ton CBD. Since public space is one of the key focusses of this scheme, it was 
decided to apportion the most visible and easily accessible part of the site to 
the most public use, which is the stepped plaza. This plaza serves multiple 
uses, as it ties all the functions of the Sandton Civic Exchange together. It is 
the major focus as one exits the Gautrain Station, as well as the dominant point 
of arrival as one approaches the site from Rivonia Road or West Street. It is a 
point of recreation and leisure, of access and visibility and creates a dramatic 
impression for the scheme as a whole. It also announces the auditorium by lift-
ing it on a podium, akin to a temple atop the Acropolis.
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The proposed layout 
strives to maximise 
permeability and ac-
cess through the site. 
The intention is to 
draw pedestrians to 
the Sandton Civic Ex-
change to activate the 
site, even for users that 
are en-route to sur-
rounding destinations. 
Pedestrians are able 
to cut across the plaza, 
through the auditorium 
(1), or as an alterna-
tive,  walk through the 
passage alongside the 
Tourism Hub (2).
PR
OG
RA
M
M
E 
CO
M
PO
SI
TI
ON
FIN
AL
 A
RR
AN
GE
M
EN
T
BU
ILD
IN
G 
AC
CE
SS
 P
OI
NT
S
ST
RE
ET
 C
ON
NE
CT
IV
IT
Y/
TH
OR
OU
GH
FA
RE
1
2
185
PROGRAMME
DEVELOPMENT
VIEW OF SITE FROM SOUTH WEST
Photo taken from Radisson Hotel, 2012
PROGRAMME
DEVELOPMENT
02
SOUTH PERIMETER OF SITE
Vacant Tudor-style apartments currently 
occupy the site. 187
INSPIRED 
BY PEOPLE
Over the course of this research, a range of people from different backgrounds, 
including politics, business and architecture, were interviewed. All of the inter-
viewees are very familiar with the Sandton CBD, and almost all of them either 
work, or have worked on a project based in Sandton. The architects included 
in this section are from architectural firms that have had extensive experience 
working on schemes for this area. These firms include Osmond Lange Archi-
tects & Urban Planners (Mutual Place, 130 West Street); StudioMAS (Sand-
ton Urban Development Framework of 2008); Paragon Architects (many of 
Sandton’s most iconic buildings, including 15 Alice Lane Towers and 115 West 
Street); Bentel Associates International (Sandton City Shopping Centre).
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AN INTERVIEW WITH
KEITH BREBNOR
JHB CHAMBER OF COMMERCE & INDUSTRY
CEO of the Johannesburg Chamber of Commerce & In-
dustry (JCCI), Keith brings extensive national and inter-
national experience, across a broad range of  Business, 
International Marketing, and inward investment promo-
tion, as well as having spear-headed major events of in-
ternational  stature. He has also been the Event  Director 
and promoter of the ATP’S World Double Tennis finals, 
the Altech SA Open Grand Prix and the Davis Cup. 
Public space is a city’s ‘showcase’ to the world, and illustrates how that city views itself and 
its citizens. If it is a proud, democratic  and conscientious city, it will have as much beautiful 
open public space as necessary, to show itself off to the world in the same light as it sees 
itself.
Due to its history, and seemingly unstoppable growing “crime and grime,” the Joburg CBD 
declined and by default, the twin ‘village-green type’ suburbs/towns of Sandton and Rand-
burg sprung up for the fleeing businesses and middle class whites to find refuge.
They were never really planned for the new CBD nodes or as the places that they have 
become, and their services have always been very stretched. Potential for the future with 
regards to public space is promising, as long as city planning controls developments in a 
proud and responsible manner.
Finally, there is no question that potential exists for Public Private Partnerships to be fos-
tered in business, specifically in the Sandton CBD. There is lots of potential for PPP’s — it 
is the business centre of Sub-Saharan Africa!
AN INTERVIEW WITH
GAVIN LEWIS
MEMBER OF PARLIAMENT
Dr Gavin Lewis lectured in African history at the Univer-
sity of Cape Town. He published the seminal work, Be-
tween the Wire and the Wall; A History of Coloured Poli-
tics in South Africa. He then worked as a political analyst 
for leading NGOs, as well as a consultant to government 
and the private sector on RDP issues. Currently Dr Lewis 
is a Democratic Alliance MPL in Gauteng Province, South 
Africa, with the portfolio of Economic Development.
Gavin believes that the Department of Trade & Industry (DTI) and its respective agen-
cies are fulfilling an important purpose in our economy. The DTI enables a “whole of the 
economy” helicopter view, which aids in the definition of economic policy going forward. It 
also administers a host on investment incentives, as well an Small to Medium Enterprise 
support system, and provides some space for policy definition and research.
He maintains that there are many lost opportunities for collaboration between private and 
public enterprise. Government suspicion of the role and motives of the private sector re-
main too high for effective Public Private Partnerships, which in turn constrains access by 
the public sector to private sector innovation, funding (investment) and human capital. This 
suspicion remains strong within leading government ranks because of the originally anti-
capitalist nature of the struggle to end apartheid, with Soviet support.
Gavin believes that public space is an important component of any well-functioning and 
democratic city. He argues that it is critical for the health of the city’s inhabitants especially 
psychological. He maintains that public space in the Sandton CBD is too limited, with too 
little access, filled with fortress–like buildings, and no concessions to Gauteng’s excellent 
weather and sunshine.
189
AN INTERVIEW WITH
JAMES TANNENBERGER
The balance of public space in Sandton is mostly on its outskirts. There is very little 
opportunity to create public space unless private developers are incentivised to. Corpo-
rates are trying to create that feeling of open space within their own private spaces, but 
there is far more that can be done beyond these private spaces to create public space. 
What is more, we’re often labelled as having a ‘non-walking culture,’ and I believe that the 
lack of successful public space compounds this issue. There is nowhere decent to walk 
so how can we expect to have a ‘walking culture?’
The Sandton Central Management District has been an effective tool in improving the 
area. This privately managed organisation collects funds from all property owners in the 
area, which goes towards improving elements of the CBD (such as cleaning and secu-
rity), but without support at a governmental level, their efforts are limited. 
Additionally, the Sandton Urban Development Framework seeks to address a number 
of the issues facing Sandton today, including congestion, transport, walkability etc. By 
addressing these issues, you also protect investment values. Building entrances posi-
tioned at street level is one strategy which has been proposed in order to activate the 
street edges and create a more pedestrian-friendly environment. Another strategy has 
been to close off vehicular access on two major roads in the CBD (Fifth Street and 
Maude Street) to create an entirely pedestrian zone which is free and public. This will 
create a more vibrant city centre. If they get this right, it will change the centre of Sand-
ton dramatically, so long as issues such as crime are addressed properly.
ZENPROP PROPERTY HOLDINGS
James Tannenberger is a Certified Financial Analyst with a Bachelor’s degree in Building Science and a Masters degree in 
Property Development. He is currently CEO of Zenprop Property Holdings - a firm which developed and owns a number of 
Sandton’s most sophisticated and technologically advanced triple-A grade office buildings, including: 15 Alice Lane Towers 
(Norton Rose); 1 Protea Place (Cliffe Dekker Hofmeyr); 115 West Street (Alexander Forbes new headoffice). For more than 
a decade James has pursued his interests in property asset management, investment analysis and development.  
Public space creates a city, and makes people want to work and live in it. It is a funda-
mental part of making any commercial success of the city centre. Public space creates 
the environment that attracts people to an area, which enables private developers to 
invest and build in the city. We at Zenprop incorporate lifestyle elements within our build-
ings for the benefit of our tenants, but there’s only so much ‘lifestyle’ that one can offer 
in a building alone.  The commercial reality dictates that rentable space within a building 
must be prioritised inorder to make a building scheme feasible. The public environment 
beyond the walls of a building could be created with very limited resources. This space 
should be to the benefit of everyone, including property owners in the area – if of course, 
it’s done right. And these spaces need not be massive either. They can be relatively 
small and still be effective, while making a big difference to the lifestyles of the people 
working/living in the surrounding buildings. 
No one planned for Sandton to be what it is today, which is essentially the commercial 
heart of South Africa and even Africa. In relative terms, Sandton is an extremely young 
city. I don’t believe that at its inception, that there was much thought or planning into 
providing public space, establishing an efficient road network or how the city would work 
in general. 
Sandton has limited areas that are public open space. Nelson Mandela Square for in-
stance, is by and large a bricked courtyard. Private developers have tried to create public 
space in Sandton but have been constrained by commercial viability. 
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There is definitely an opportunity for PPP’s to be established in Sandton. There are 
already a number of such instances which have been established in this area already, if 
you look at services such as cleaning, security, traffic management, infrastructure etc. 
There is scope for PPP’s, but government/City Council must have an equal footing in the 
obligations of this partnership. 
Unless government upgrades the fundamental infrastructure of the area, the appetite 
for investment and construction from the private sector will be diminished. Government 
should provide bulk infrastructure, while private sector contributes by creating the en-
vironment to attract and draw people to the area. Upgrading the sewer line or devising 
ways to lessen congestion at the arterial intersections leading into the Sandton CBD are 
some of the ways that Council could make a significant contribution to Sandton. Essen-
tially, it is our part, along with government’s, to create and grow the city. 
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AN INTERVIEW WITH
HENNING RASMUSS
PARAGON ARCHITECTS
Henning Rasmuss is African and Brazilian business development director in Paragon Group, a Johannesburg- and 
Rio de Janeiro-based group of architectural design businesses. He is a director and shareholder in Paragon Archi-
tects, Paragon Interface Architects, Hub Architects and Paragon Arquitetura, as well as in the Cape Town Stadium 
Architects Joint Venture. As a design activist, he is well known for his innovative work and passion for actively promot-
ing South African architecture, through a collective entity known as sharpCITY. He has co-authored the book ‘Contem-
porary South African Architecture in a Landscape Of Transition’, and has contributed to the book ‘Cape Town Stadium: 
Between the Lines’ and ‘After the Final Whistle: Designing South Africa’, a reflection on the design opportunities of 
mega-events like the FIFA World Cup. Henning is an advisory board member of ‘Designing South Africa.’
Rasmuss maintains that public space is the only real currency of cities through which they 
compete at an experiential level. It can be the glue that holds them together, or the scar that 
marks their past history, or the chasm that propels them towards failure. “I am not sure that 
there is necessarily such a thing as a ‘democratic city’. I think this is a mis-applied word. All cit-
ies discriminate and separate and sort and define, and much as they may have free spaces, 
I find the word ‘democratic city’ quite imprecise to describe anything that I know. I have been 
to many many cities, and ‘democratic’ is just not a word that comes to mind. So I think public 
space is an important component in a well-developed city. But where in the world is a demo-
cratic city? What is that? Is there a good example?”
He maintains that Sandton’s so-called public spaces are ghastly and characterless and hard 
and, if accessible to ‘all’ at all, they are commercialised and privatised and highly discriminato-
ry. Sandton’s streets are unkempt car corridors abandoned to scurrying poor pedestrians and 
monitored by bored private security guards. Sandton must be one of the most soulless places 
in South Africa. Sandton is hugely problematic and has a long long long way to go until it 
resembles anything that is positive as a public space. The challenge is that local government 
has been reactive rather than proactive for more than one human generation, and that there 
has been no vision and no leadership and no civic lobby that has influenced design decisions. 
When asked about the potential for Private Public Partnerships to be fostered in the property 
development industry, specifically in the Sandton CBD, Rasmuss suggests that PPP’s are a 
discredited model in South Africa, and are a failure because government is the weakest link 
in the kinds of partnerships it espouses. Public private partnerships rely on a government and 
a private sector that actually understands what the future is about. PPP’s need people who 
have a dimension of the future in their minds and hearts, and we as a nation suffer from a 
fundamental failure in that respect. We do not have the ability to conceive of long term futures, 
and this fundamentally undermines the effectiveness of PPP’s. “I find PPP’s to be hugely 
problematic in countries like South Africa, with rapid change, lack of government capacity, 
and short-term corporate thinking conditioned by more than forty years of high interest rates. I 
think the best hope we have is for CID’s (City Improvement Districts) which are basically plas-
ters that paper over the cracks left behind by an incompetent and deteriorating administration. 
They work, but they are privatised service provider companies that move urban decay to the 
next street block. But they work, and networks of CID’s are probably the best model. But they 
are in essence anti-democratic.”
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AN INTERVIEW WITH
ANTHONY ORELOWITZ
PARAGON ARCHITECTS
Founder and director of Paragon Architects. Anthony’s core 
expertise in the practice is as design director and project 
principal on complex and fast-track projects that rely on 
cost-engineering and work-shopped construction solutions. 
Prior to starting Paragon Architects, Anthony worked as a 
Project Finance specialist at Standard Bank.
There is no question that public space is a vital component of any well-developed and demo-
cratic city. The very process of congregation implies a causal relationship which should ulti-
mately result in a benefit for the community as a whole. These benefits include public trans-
port, health care, education, safety & security and part and parcel of this is a consciousness 
or responsibility for community/public space. I suppose one can almost make a comparison 
to Maslow’s Hierarchy of needs. A society which has a huge amount of disparity in terms of 
wealth will struggle to focus on public spaces as being of a priority. This coupled with the ef-
fects of living in an age of the automobile has resulted in our city incoming spread out and 
disconnected. So yes, I do regard public spaces as being an important component of a well-
developed and democratic city, the question is do we currently live in a city which is as yet 
well-developed or democratic? I don’t believe that this is the case.
In my opinion, the public space in Sandton is quite dismal and depressing. Developers have 
been allowed to develop pieces of land without a consciousness or consideration of the 
broader community or the public as a whole.  They have developed parcels of land in isolation 
to their adjacent stands, the street edge - consciously isolating the public from their develop-
ments.  I believe there three reasons for this. Firstly our history has created as a situation 
where the public have always been separated and kept apart. 
This manifests today in the structural fabric of our city and hence our buildings. Secondly 
entrepreneurs (Property Developers) are by nature self-serving and will take the path of ex-
pediency in terms of their short term views/needs. Property developers operate in incredibly 
competitive environments and so there is no means to give back to the public if their competi-
tors are not obliged to do the same. This brings me to my third and final point. It is the obli-
gation of the local authorities to drive the development and implementation of public spatial 
frameworks in the city. They need to be using bulk rights, rates and taxes and other tradable 
mechanisms to incentivise developers to create public space which is meaningful and will 
help sustain and improve the quality of society as a whole. So I firmly believe that the future 
of public space within Sandton lies in the hands of the city itself.
Furthermore, I believe that the potential exists for PPP’s to be fostered in the property devel-
opment industry, specifically in the Sandton CBD. However, this has no direct bearing on the 
quality of the public space being created.  A PPP can be seen as another type of mechanism 
to incentivise developers to create public space but it is not the driver of the PPP itself.  If 
however it is to have any effect, it will have to be incorporated into the PPP’s brief.   Ultimately, 
the creation of successful public space rests with intervention by either local or national gov-
ernment.  
193
AN INTERVIEW WITH
JOHAN FOURIE
OSMOND LANGE ARCHITECTS
Johan joined Osmond Lange Architects & Planners in 
Mafikeng after completing his architectural studies at 
UPE. He consecutively managed the Osmond Lange 
branches in Umtata, Bisho and Polokwane prior to mov-
ing to the Johannesburg office where he hold the position 
of Senior Associate Partner of the firm.
There has to be a concerted effort to promote the use of alternative modes of transport (as 
noted above) and pedestrianisation at the expense of the private car. There has to be a 
concerted effort to get (force?) especially new buildings to address, frame and live onto the 
streets. Gautrain is a great move in the right direction but the opportunity for the station to act 
as a catalyst for the creation of a circulatory network, including public transport modes like 
the BRT, needs to be exploited further. The Gautrain bus network is just not sufficient. The 
prospect of utilising the foot traffic the station generates to create active street edges has also 
been substantially lost in the translation into reality. Every opportunity that presents itself with 
new projects should also be utilised to create buildings that support the ideals noted above 
by incorporating genuine public spaces that interface with the public realm wherever possible 
and by creating buildings that add to the life on the street.
Mutual Place (an unrealised scheme that Osmond Lange worked on in collaboration with 
TPSP, which is situated on the same site as the one used for this dissertation) offered such an 
opportunity, especially being in the Gautrain Station precinct, and I would suggest that these 
principles were entrenched in the concepts as developed. I trust that these principles will be 
followed through in the final project on that site.
Johan believes that the public realm; the streets, squares, plazas, promenades and parks 
linking the city’s buildings, is the lifeblood of any viable city. These are the shared spaces 
in which social and economic exchange take place, the places where rich and poor mingle 
and opportunities are created for trade, accessing social amenities and sharing of cultural 
experiences. In South Africa the public realm needs to be developed, nurtured and supported 
if opportunities for economic and social integration and development are to be maximised.
Sandton was planned to convenience the private car with little or no consideration for alterna-
tive modes of circulation such as non-motorised traffic, pedestrian traffic or even public trans-
portation modes. The public realm, mainly streets were therefore sanitised of human activity 
and the buildings followed the pattern by being internalised and insular, turning their backs to 
the streets and presenting lifeless facades or security fences to the public domain. Whatever 
“public spaces” there are, mainly Nelson Mandela Square, are internalised and isolated from 
the street, the actual public realm.
There is no “quick-fix” for Sandton. A slow but deliberate and structured effort over time is the 
only medicine that will hopefully heal the ills of Sandton. I am aware of urban frameworks that 
are in place to address this matter and if adhered to they should improve the situation. 
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AN INTERVIEW WITH
EDNA PERES
STUDIOMAS ARCHITECTS  (formerly)
Edna Peres is a PhD candidate exploring aspects of 
Urban Resilience and holds a Master’s degree in Archi-
tecture from the University of Pretoria. She has over six 
years’ experience in the built environment and academia 
in which she actively nurtures an interest for cities, people 
and living systems by studying their resilience and vitality.
Edna insists that public space is an important part of any well-developed and democratic 
city. It is the lifeblood of any city; democracy emerged from the public spaces of Hellenic 
society. Public space is about choice - giving people more choice to live and dwell in their 
city in order to contact and contract. It is important for the vitality and well-being of a society. 
In a well-functioning, in other words, safe and vibrant public space, people are given the op-
portunity give expression to their role in their society. The importance lies in the little things, 
being able to chat to a friend you encounter by change, greet an acquaintance or simply 
navigate your path home across various alternatives.
Peres maintains that Sandton has long suffered from an lack of integrated public space, 
and therefore the little pieces it has are often isolated and to a large degree, boring. There 
is very little attracting someone to Sandton other than the consumer experience. “Having 
worked on a large scheme in Sandton over the past 6 years, I’ve seen the emergence and 
foundations for integrated public space and transport, and my hope is that the huge amount 
of work that is still left in the Sandton public environment, will not be stopped for whatever 
reason. Sandton is at a tipping point of stagnation, and the only way to fully unlock its re-
maining energy is through a great deal of attention to public space.”
AN INTERVIEW WITH
BRETT WILKS
BENTEL ASSOCIATES INTERNATIONAL
Brett Wilks completed his M.Arch (Prof) at the University of the Witwatersrand in 2005 and is 
currently an associate architect at Bentel Associates International. His current responsibilities 
include urban design, masterplanning and concept design. He enjoys conceptual modelling 
and drawing incoherent sketches that annoy engineers and fellow building professionals. He 
has yet to befriend a quantity surveyor and remains committed to this strategy. Brett used to 
enjoy reading novels and travelling countries that bear no resemblance to Europe or devel-
oped democratic economies but then he decided to do his MBA at the Gordon Institute of 
Business Science which he should theoretically complete in November 2012.
Public space is a critical component of any city (irrespective of political system) but I believe the 
way people are using this space is undergoing a distinct change.There are many authoritarian 
/ non democratic regimes with public spaces (Tienanmen Square being just one) so I am not 
convinced democracy, development and public space are as interdependent as the question 
suggests. The reasons for good public spaces are obvious and beneficial to any city, however, I 
also believe we are living in a time where the nature of “publicness” is undergoing rapid change: 
in a world more and more connected by mobile technology, the need to collect and gather 
publicly may not be as important or necessary as it once was. Yet, simultaneously the Arab 
Spring, Occupy Wall Street campaigns and even our own demonstrations against e-tolling dem-
onstrated that public space is still inextricably linked to much needed political expression and 
challenging power. Public space may not be as important as it once was but it is still needed.
Nelson Mandela Square is possibly the only space where the “public” may gather in Sandton 
but I would not characterise it as public space. I have not seen Blackberry’s urban park but I am 
sure it is dreadful.
Future challenges will be for public spaces to provide relevant amenities for the public. If it 
doesn’t create value (provide relaxation, learning, access to information or transport) it won’t be 
an inhabited public space.
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DEFINING
PROGRAMME
The primary objective of the programme is to create a forum for newfound pub-
lic life and civic expression in the Sandton CBD. The scheme is essentially a 
mixed-use commercial/civic facility, encompassing a wide range of functions, 
which will be outlined in this section. One of the major intentions of this body 
of work is to create a built environment for the use of both public and private 
enterprise. Hence, as part of its programme the scheme will accommodate 
private rentable office space, as well as serve as the workplace of representa-
tive offices of the South African Department of Trade & Industry (DTI). Creat-
ing a pedestrian-friendly environment, a public-event plaza with open-air art 
installations, along with active retail edges on the streets, the Sandton Civic 
Exchange seeks to reimagine Sandton’s lost civic identity.
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PROGRAMME STRUCTURE
Civic realm creates platform of engage-
ment between public and private
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AUDITORIUM
Creating a forum for debate and discussion (Ball, 2012)
THE AUDITORIUM: WHAT FOR?
While undertaking research of the Sandton CBD, it was un-
covered that the Sandton International Convention Centre 
(SICC) cannot currently accommodate certain events that 
require formal theatre-style seating in one main facility/hall. 
‘The Pavilion,’ the major events venue at the SICC, can ac-
commodate events with temporary seating only (Sandton 
Convention Centre, 2012). As a result of this, Sandton loses 
opportunities to host major events such as the Mining In-
daba and Loerie Awards to venues such as the Cape Town 
International Convention Centre (CTICC).
Sandton Civic Exchange’s (SCE) 700-seat theatre-style au-
ditorium will serve as a forum for debate and engagement. 
It will host public debates between political figureheads, 
business leaders and social activists. It strives to be a plat-
form enabling free speech and dialogue – a national Consti-
tutional right. In addition to this, the auditorium will also be 
used to host small-scale theatrical productions and musical 
performances, as well as festivals such as ‘Joburg Arts Alive.’
AUDITORIUM DESIGN
The design of the auditorium is based on a similar layout to 
that of the 1500-seat auditorium at the CTICC, which hosts 
an array of events. Earlier this year the CTICC hosted events 
such as ‘Abdullah Ibrahim in Concert,’ the ‘Pure Love Con-
cert’ and ‘Diary of a Dancer’ (CTICC, 2012). Back-of-house 
facilities such as storage, green rooms, dressing rooms etc. 
have been provisioned for in the SCE’s auditorium. This, in 
turn, will contribute to the 24-hour lifestyle and activity of the 
Sandton Civic Exchange. 
Additionally, the auditorium will be fitted with hanging cur-
tains as a dividing mechanism so that the auditorium seating 
can be adjusted to suit the capacity requirements for each 
respective event. 
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PROGRAMME
SUMMARY
The summary below indicates the basic programming components 
and respective areas, which have been subdivided into seven dif-
ferent categories. The shaded colours further indicate the break-
down of facilities which fall under the various themes.
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INFORMAL MARKET ON MAUDE STREET
African beaded jewelry, 2012
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NATIONAL DEVELOPMENT AGENCY ACT
Act No. 108 of 1998
To promote consultation, dialogue and sharing of development experience between 
civil society organisations and relevant organs of state, debate development policy. 
(South African Department of Trade & Industry, 2012)
DTI AGENCIES
South African Department of Trade & Industry, 2012
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PROGRAMME
COMPOSITION
From an analysis of the diverse programme components, seven major 
clusters were identified, namely: 1. engage; 2. work; 3. meet; 4. learn; 5. 
gather; 6. retail; 7. services. The latter six of the seven clusters are intrin-
sically linked to the public plaza, the former, which holds the multi-use 
scheme together. The following section explores the inter-relationships 
of the seven clusters. It also indicates the floor areas summary of all the 
buildings which comprise the scheme. ‘Building A’s’ office space will ac-
commodate agencies of the Department of Trade & Industry (DTI). While 
‘Building B’ will contain office space for private businesses.
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engage
work
meet
learn
gather
retail
services
PROGRAMME 
CONNECTIONS
The diagram (left) describes how 
the components of the multi-use 
scheme will interface and relate to 
one another. Essentially, the plaza 
ties all of the pieces together and 
forms the ‘civic heart’ of the build-
ing scheme. 
PROGRAMME 
RELATIONSHIP STUDY
PROGRAMME
ARRANGEMENT
The diagram in the top left cor-
ner indicates the gradient of pri-
vacy to ‘publicness’, according to 
functionality of the facility (refer 
to key above). While the diagram 
above describes the weighting of 
the various components of the 
scheme in relation to one another.
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FLOOR AREAS SUMMARY
Sandton Civic Exchange
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DEVELOPING FORM AND MASSING
Sandton Civic Exchange
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URBAN
CONCEPT
The urban design intent for the entire Sandton CBD district according to the Sand-
ton Urban Development Framework 2008 is one of a ‘walkable pedestrian neigh-
bourhood.’ Major public transport interventions like Gautrain and the Rea Vaya Bus 
Rapid Transit System will have a large impact on the way in which the CBD functions. 
It is foreseen that more and more people will use public transport. Once they arrive 
in the district, they should be able to walk and explore seamlessly through Sandton.
Large-scale projects coupled with public transport reformation sets the scene for 
future development in Sandton. From an urban design point of view, Sandton Civic 
Exchange should strive to reinforce these new pedestrian linkages and position it-
self as a destination along these routes. This section defines the urban design strat-
egy that has informed important design decisions of the Sandton Civic Exchange 
scheme. It also examines urban design precedent which has served to further rein-
force the principles of the urban design strategy.
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These are images of a new urban 
public space program in the city of 
Nantes, France. Similar programs 
have been applied to other French 
cities such as Lyon and Paris in the 
1980s and 90s. The intention is to re-
solve the problems of large spaces 
created for the automobile in an aes-
thetic manner – by minimising the 
space dedicated to vehicular traffic 
and redesigning the pavements as 
public art. Figure b shows the boule-
vard in Nantes with its new streetcar 
line. (Duany, 2003: Elemond Spa, Mi-
lan. Nicolin/Lotus 83) 
Bassonpierre, de Rutte and Sirvin 
designed this square for the French 
Garden City of Dugny, ca. 1923. It 
shows how a plaza can be created 
with minimal means: the widening 
of the street, the judicious location 
of a single large tree, and the con-
tainment of public space by bring-
ing houses together. (Duany, 2003: 
International  Cities and Town Plan-
ning Exhibition Catalogue, Gote-
borg, 1923)
Douglas Susiman’s analytical draw-
ing of 1989 shows the variety of el-
ements that create the visual char-
acter of a typical American public 
space. Of these only nature is unal-
loyed pleasure. The others, architec-
ture, public infrastructure, and com-
mercial signage should be integrally 
or at least harmoniously, designed 
to reduce their mutual visual interfer-
ence. (Duany 2003: Suisman Urban 
Design, Santa Monica CA)
Prepared by Dhiru Thadani, these drawings record the exist-
ing conditions on Wisconsin Avenue showing the variety of ur-
ban fabric that constitutes Washington. Each plate of the set 
is centered on an open space. Compare Washington, with its 
tendency to freestanding buildings, to European cities and their 
continuous frontages. While there is definitely a persistence 
of the building as object in American Urbanism, Washington 
shows that when supplemented by well-designed landscaping, 
American urbanism can achieve effective spatial definition of 
public space.  (Duany, 2003: Dhiru Thadani, Washington D.C.) 
The diagrams and photos on this 
page explore themes which are spe-
cific to public space and the urban 
realm. These principles were all con-
sidered when designing the physical 
form of the Sandton Civic Exchange. 
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URBAN DESIGN STRATEGY
Abstracted
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i. CONNECTIONS
The major intention of the urban design strategy is to 
link the site of the Sandton Civic Exchange to both the 
Gautrain Station on the other side of West Street, as 
well as the Village Walk Redevelopment on Maude 
Street which will also have access directly off Stella 
Street. (Stella Street and West Street frame the site.)
ii. MASTERPLAN
As part of the masterplan of the site two buildings have 
positioned as placeholders for future developments. In 
the diagram to the left, the orange block represents a 
proposed mixed-use commercial/retail building, with 
a maximum height allowance of 9 storeys; while the 
purple block represents a proposed residential/hotel 
facility, with a height restriction of 6 storeys. The height 
restrictions simply serve as a measure to protect some 
of the natural north light that the site receives, so as 
not to create a building that is almost always cast in the 
shadows of its surrounding buildings.
iii. MIDBLOCK ROAD
In addition to this, as part of the Sandton Urban Devel-
opment Framework of 2008, a series of mid-block roads 
have been proposed inorder to break down Sandton 
existing large and unwalkable blocks. The extension of 
Gwen Lane, which is highlighted in green in the adja-
cent diagram is one such example. This mid-block road 
will serve as an important feeder between the JSE and 
the Gautrain Station. The Sandton Civic Exchange as 
well as the two adjacent buildings (mixed-use and resi-
dential) which have been earmarked for future devel-
opment rest on a four-storey super-basement, with its 
entry and exit point situated on the new mid-block road 
extension (Gwen Lane).
URBAN DESIGN 
STRATEGY
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While exploring the development opportunities 
that exist within the Sandton Civic Exchange 
site, as well as integrating the structure of the 
plan with its surrounding context, five key urban 
design guidelines were identified. The objectives 
of the urban design strategy are outlined below:
1.  To increase the accessibility of all elements of 
the site to be used over a 24 hour period; a vital 
component to the sustainability of the site.
2.  To create an environment that is both safe 
and secure for all users. Urban form plays a vital 
role in attaining a safe and secure public realm; 
with buildings used to define public and private 
realms.
3.  To create an environment that promotes secu-
rity by activity, public presence and ‘ownership’ of 
the public realm, as opposed to the conventional 
notion of security by isolation and separation.
4.  To include elements of the ‘traditional city’ 
which will contribute to the uniqueness of the 
place, and be the fulcrum around which public 
life will take place.
5.  To create an environment that promotes ease 
of movement for both vehicular and pedestrian 
traffic.
PUBLIC SQUARES
PEDESTRIAN-FRIENDLY STREET
ACTIVE EGDES
LANDMARKS
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URBAN DESIGN 
STRATEGY PRINCIPLES
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‘This influential drawing by Leon Krier from the 1970s shows cer-
tain distinctions between the public realm, held in common, and 
the private realm. The private realm consists of buildings that de-
fine space and that are essentially recessive and normative; the 
public realm consists of streets and squares and civic buildings 
that are expressive and unique. The combination creates an intel-
ligible urbanism. Modernist architects are not prone to designing 
buildings according to their position within the city; all buildings, 
whether private or public tend to be expressive, thus the dialectic 
of urbanism is undermined.’ (Duany, 2003)
This drawing by Leon Krier (right) speaks to what the city is com-
prised of: the expressive and unique public realm, and the norma-
tive and recessive private realm. One could argue that the Sandton 
CBD currently looks much like the latter layer alone. 
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MASTERPLANNING
PRINCIPLES
In planning the Sandton Civic Exchange scheme, key 
design principles underpin the public realm analysis 
and design of the project. These guidelines, which es-
sentially underscore the broader masterplanning prin-
ciples of the Sandton Urban Development Framework 
of 2008, and are set out in the following section.
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i. SPATIAL LAYOUT IS KEY
Spatial layout plays a pivotal role in gener-
ating and sustaining accessible, well-used 
urban areas – places where people want to 
live, work and spend their leisure time.
ii. THROUGH MOVEMENT SHOULD BE EN-
COURAGED
A key finding is that the majority of informal 
space use in urban areas is movement, and 
that the majority of movement is through-
movement: urban areas should be clearly 
integrated into the movement infrastructure 
of the surrounding city.
iii. ACCESSIBILITY TO THE CONTEXT EN-
COURAGES ACTIVITY
Improving an urban area thus becomes a 
process of first understanding its current 
relationship to the global movement infra-
structure and then assessing the effects of 
proposed developments on this relation-
ship. In order to encourage multidirectional 
through-movement, the primary concern 
is that a site be accessible to its local and 
wider urban context. If it is to work well, a 
site should not turn its back on its context.
iv. SIMPLE AND DIRECT VISUAL LINKS 
MAKES PLACES MORE ACCESSIBLE
Accessibility is achieved by providing sim-
ple and visually direct links with the sur-
rounding urban area. It is essential that new 
developments in the area do not create new 
obstructions to the area’s accessibility pat-
tern, and it is desirable if they can help over-
come existing ones.
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v. TOO MUCH ACCESSIBILITY DILUTES ACTIVITY
However, there is also the danger of a design creat-
ing too much accessibility for an area. Many places 
fail to work because they have too much permeabil-
ity. Proposed developments should be fine-tuned 
to provide a level of accessibility appropriate to the 
level of activity already in the area. The higher the 
existing levels, the more accessibility can be intro-
duced without diluting activities.
vi. START AT THE LARGE SCALE AND THE MOVE TO 
THE LOCAL SCALE
Once a layout has been achieved that appropriately 
“stitches” the site into the existing urban fabric, the 
design focus can then shift to the finer-scale spatial 
issues of the site. Local design strategies can take 
advantage of through movement and create locally 
distinct pieces of the urban fabric through the de-
sign of individual routes, spaces, landscaping, sign-
ing, street furniture, and individual buildings.
vii. DESIGN SPACES FIRST AND BUILDINGS SECOND
Trying to work the other way around designing the 
individual buildings and then expecting them to act 
as attractors will not work nearly as well as estab-
lishing the large-scale accessibility of the site first 
and letting it help to shape and form the individual 
buildings.
viii. AIM FOR A MIXED COMMUNITY OF USERS
Designing a layout that is both globally integrated 
and locally distinct will bring to the area a mixture of 
space users – residents, workers and visitors – and 
with them an essential ingredient for urban vitality, 
social cohesion and investment surety.
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URBAN DESIGN STRATEGY
Abstracted view
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DESIGN
PRECEDENT
The design of the Sandton Civic Exchange had been inspired 
largely by three existing buildings/landscape designs. These 
projects have informed not only the aesthetic value of the pro-
posed scheme, but have also guided practical design deci-
sions such as efficiency, programme arrangement, mainte-
nance, ease-of-access and physically disabled access.
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CTICC, FORESHORE CAPE TOWN
(CTICC, 2012)
CTICC AUDITORIUM I FLOOR PLAN
(CTICC, 2012)
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CAPE TOWN INTERNATIONAL CONVENTION CENTRE, 
SOUTH AFRICA
The Cape Town International Convention Centre is 
a high-tech building with state-of-the-art facilities, 
built specifically for conferences and conventions. 
The ICC is set in the heart of the Cape Town Fore-
shore, shadowed by Table Mountain. 
Including within its venue over 11,200m2 of dedi-
cated exhibition space along with auditoriums and 
function rooms boasting seating for over 4,000, the 
CTICC is used regularly to stage everything from 
theatre productions and Cape Town Fashion Week, 
to the annual Cape Town International Jazz Festival 
and the Design Indaba Conference and Expo.
AUDITORIUM DESIGN INSPIRATION
Equipped with a stage and screen, six translation 
booths, an orchestra pit and projection room, Audi-
torium I seats up to 1,500 delegates. It boasts ad-
jacent VIP suites and dressing rooms, a spacious 
foyer for registration, refreshments or exhibitions, as 
well a dedicated exterior smoking terrace. (CTICC, 
2012)
Despite the fact that the auditorium in the Sandton 
Civic Exchange seats only 700 delegates, its lay-
out  and related facilities have been informed by the 
design of the CTICC’s Auditorium I. It too accom-
modates a stage and screen, an orchestra pit, pro-
jection room, as well as back-of house facilities for 
small-scale theatrical productions.
CTICC AUDITORIUM I (1500-SEAT), CAPE TOWN
All images sourced: CTICC, 2012
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BEN GURION UNIVERSITY, ISRAEL
Stripes of paving, plants and lighting form the en-
trance to Ben-Gurion University campus in Be’er 
Sheba, Israel, designed by Israeli firm Chyutin Ar-
chitects. The square serves as an entrance gate to 
the western side of the campus, surrounded by ex-
isting buildings.
The landscaped garden sits in a sunken plaza with 
a long lawn area on one side. The square offers an 
outdoor space for cultural and social activities for 
students and for the city. (Rosenberg, 2011)
LANDSCAPE DESIGN INSPIRATION
The landscaping design along the plaza steps of the 
Sandton Civic Exchange has been inspired by this 
project. The simplicity of this bold and minimal de-
sign is elegant, requires relatively low-maintenance, 
and has a good ratio of hard vs. soft surfaces. The 
variety of textures, from smooth and rough stone, 
to grass, trees and flowers provides much diversity 
and interest to the square.
BEN GURION UNIVERSITY CAMPUS, ISRAEL
All images sourced: Rosenberg, 2011
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SCHANDORFF SQUARE, NORWAY
The square creates an important slope of 7 me-
ters height difference between two streets, making 
it a challenge for accessibility design to cross the 
square without steps. This has resulted in a curving 
walkway which crosses from the lower to the higher 
street with a slope of maximum 6.5%, with regular 
resting plateaus. The walkway has become an es-
sential and dominating feature for the square, and is 
therefore given a sculptural design that characteris-
es the area positively. (Architype Review Inc., 2012)
LANDSCAPE DESIGN INSPIRATION
The design of the curved ramp which snakes up 
the plaza steps of the Sandton Civic Exchange has 
been inspired by this project. Similar to Scharndorff 
Square, the SCE site has a slope of 5m from its 
highest to lowest point. 
This called for a generous sloping ramp that also 
serves a recreational use as it will be used to show-
case the ‘Sandton Walk,’ a permanent exhibition 
which will be displayed on plinths through the ramp, 
showcasing Sandton’s history. And so the ramp has 
both an educational purpose, as well as a practical 
solution for physically disabled persons to access 
the auditorium. 
SCHANDORFF SQUARE, NORWAY
All images sourced: Architype Review Inc., 2012
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ARCHITECTURAL
CONCEPT
The following section explores the architectural concept and ideas that 
were implemented in the final design of the Sandton Civic Exchange. Care-
ful design consideration was given to each component of the scheme. The 
design concept of the two office buildings influenced the form and shape 
of the buildings, as did the topography. The facade pattern of the office 
buildings follows a constructed logic which is masked behind a seem-
ingly arbitrary facade design. The auditorium, which seems to float under 
an expansive glass roof, was designed as a stand-alone and distinctive 
building.  All these components together, composed to complement one 
another are brought together in an elegant configuration, as demonstrated 
under Programmatic Massing towards the end of the section.
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VIEW OF CONTEXT MODEL
1:1500
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CONCEPT MODEL
Interplay of solid vs. void forms 
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SOLID VS. VOID
The architectural concept behind the design 
of the office buildings of the Sandton Civic 
Exchange are inspired by the interplay of 
solid vs. void forms.  The design pushes be-
yond the extruded glass box, creating a dy-
namic and varied massing with its fourteen 
voids distributed in Building A, and twelve 
voids in Building B. In utilising these voids to 
introduce gardens throughout the tower, this 
has provided a richer workplace experience 
for the building’s users, and a facility which 
is all-too-often a rarity for high-rise office en-
vironments—access to private, open green 
space.  These gardens lend an added quality 
critical to the balance of urban life.
CONCEPT MODEL
Interplay of solid vs. void forms 
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FLOOR PLATE EXTRUSION ARTICULATION SOLID VS. VOID
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FORM-MAKING
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RHEINZINK CLADDING WITH IRREGULAR GEOMETIC PATTERN
(Rheinzink, 2012) 
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FACADE ARTICULATION
Similar to the auditorium, the office buildings is also clad using 
Rheinzink - but to a lesser extent. The facade is comprised of a 
combination of glass and Rheinzink cladding, as well as hori-
zontal screening devices on the more sun-exposed elevations. 
The irregular facade pattern, which is seemingly random and 
arbitrary, has been carefully planned. The bottom band of 
floors (Building A: bottom two; Building B: bottom three) are the 
most public and visible floors from street level. As one climbs 
higher through the building towards the office floors, levels of 
privacy are intensified. In accordance with this, the cladding 
follows a pattern of gradation: minimal cladding on the lower 
floors, allowing for more transparency, and increased cladding 
surface areas as one moves up the building, providing more 
privacy to the upper levels.  
SOUTH ELEVATION
Facade pattern
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FACADE CLADDING GRADIENT
From public to private
RIVERSIDE MUSEUM, GLASGOW UK
Rheinzink cladding (Archiproducts.com, 2012) 
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AUDITORIUM
The auditorium, perched on the 
“Acropolis” of the site has been de-
signed to be the “jewel” of the scheme. 
Its unique and organic form is distinc-
tive and memorable. In keeping with 
this idea, the auditorium will be clad 
with Rhenzink Reveal Panels System 
Technology, a high quality metallic sur-
face with a sheen finish. 
Rheinzink is an architectural grade 
zinc with trace elements of titanium 
and copper, and is easily formed into 
panels. A natural metal, it has a low 
embodied energy and is infinitely re-
cyclable. It is also a long-life material, 
requiring little to no maintenance.ICONIC AUDITORIUM
Auditorium as the “jewel” of the scheme
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EXTRUDED MASSING
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TUNNEL LINK
The Sandton Civic Exchange 
will have an underground tun-
nel link under West Street, 
from the Gautrain Station. 
This link will connect Base-
ment Level -2 with the tickets 
purchase point at the station.
AB
PROGRAMMATIC MASSING
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PLACE-
MAKING
Placemaking is a multi-faceted approach to the planning, de-
sign and management of public spaces. In simple terms, it in-
volves observing, listening to, and asking questions of the peo-
ple who live, work and play in a particular environment, and to 
discover their needs and aspirations. This information is then 
used to create a common vision for that space. The vision can 
transform into an implementation strategy, from small-scale to 
larger improvements that bring benefits to public spaces, as 
well as to the people who use them. Place-making is commu-
nity-driven, visionary, inclusive, flexible and ever-changing. It 
should aspire to be inspiring, context-sensitive and social.
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These diagrams of Rome, ca. 1748, demonstrate that the city is a combination of civic and private buildings. Figure a shows the civic buildings. Figure b shows the 
urban fabric composed of privately held buildings. Figure c shows the composite that makes up the city. It is inappropriate to design cities as conglomerations of 
functional zones. This insight was lost to Modernist planning until recovered by Leon Krier in the 1970s. (Duany, 2003)
a. b. c.
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NELSON MANDELA SQUARE
The only existing “public” square in the 
Sandton CBD, 2012
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THE POWER OF TEN:
PLACE-MAKING PRINCIPLE
The ‘Power of Ten’ is a place-making principle set 
out by the ‘Project for Public Spaces,’ a nonprofit 
planning, design and educational organisation 
dedicated to helping people create and sustain 
public spaces that build stronger communities 
The principle states that any thriving civic space 
must have ten things to do and ten reasons for 
being in that space. These activities should feed 
off the existing functions of the site and contribute 
to what the site lacks. The Power of Ten principle 
should encourage activity and draw people into 
the public space. (Project for Public Spaces, 2012)
source: Project for Public Space, 2012
Public squares are at the centre of civic life and the “living rooms” 
of the city. They are places where people can relax and indulge 
in leisure, retail and entertainment. A public plaza is proposed 
in the centre on the largest part of the site (the south western 
end) which will be integrated within the retail component, as well 
as the above-ground pedestrian link to the Sandton Transport 
Interchange.
As a major ‘gateway’ to the Sandton CBD for pedestrians and 
vehicles, a dramatic stepped public plaza is proposed along 
the south western corner of the site. This will ‘hold’ the southern 
edge of the site and provide a clear focus for pedestrians.
What makes a City Plaza a Great Place?
- Access and Linkages
- Comfort and Image
- Uses and Activities
- Sociability
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“We are all affected by the cities in which we live – 
by the buildings that surround us, and by the streets 
through which we walk. Our lives are shaped by the 
towns and cities we inhabit, and the beauty or ugli-
ness of the surroundings. The act of ‘place-making’ 
has been sadly neglected and undermined by a 
great deal of 20th Century Architecture and Urban 
Planning Practice”
Prince Charles (Prince of Wales)
The plaza can become a prime venue 
for public speaking, marches and pro-
tests. 
The Sandton Civic Exchange (SCE) 
Plaza can become an important meet-
ing point, particulalry for public trans-
port commuters; a central collection 
area for the Sandton CBD
PUBLIC DEMONSTRATION
MEETING POINT
The scheme will be give the city centre 
a much needed civic identity and public 
realm presence, by means of both the 
plaza and the auditorium.
CIVIC FUNCTION
SCE contains convenience retail fa-
cilities including a bank branch, bureau 
de change and courier service - all of 
which have a physical connection to 
the plaza.
RETAIL
The stepped plaza will provide a break-
away zone for relaxation and leisure, 
during the week and over the weekend.
RECREATION
The site’s prime position on the busi-
est intersection in the CBD provides a 
social stage for public performances by 
day and night. 
PUBLIC PERFORMANCE
The Sandton Civic Exchange will in-
clude energy-efficient and pleasant 
workspace environments for the ben-
efit of its users. Many of these spaces 
will have a direct visual link to the plaza 
below.
WORK
The ‘Sandton Walk’ will be an education 
tour describing the history of Sandton, 
and is located along the ramp that cuts 
through the centre of the plaza leading 
to the auditorium. 
LEARN
The SCE includes a range of coffee 
shops, restaurants, a deli and take-out 
spots. Customers will be able to either 
sit on the retail terraces situated on ei-
ther sie of the square or sit in the steps 
of the plaza.
FOOD & DRINK
The Tourism Hub, which will be ac-
cessed from street level will serve as a 
vital point of information for tourists and 
business travellers, offering dynamic 
digital displays and presentations.
INFORMATION
THE POWER OF TEN:
APPLIED TO THE SANDTON CIVIC EXCHANGE
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ENT
NELSON MANDELA SQUARE
Surfaces and textures, 2012
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SUSTAINABILITY
PRINCIPLES
Building construction and operation have extensive direct and indirect impacts 
on the environment. Buildings require resources such as energy, water and 
raw materials, generate waste (occupant, construction and demolition), and 
emit potentially harmful atmospheric emissions. Built environment profession-
als and builders face a unique challenge of meeting demands for buildings 
that are accessible, secure and healthy while minimising their impact on the 
environment.
The primary goals of sustainable design are to avoid resource depletion of wa-
ter, energy, and raw materials; to prevent environmental degradation caused 
by facilities and infrastructure throughout their life cycle; and to create built 
environments that are livable, safe, comfortable, and productive.
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CONNECTIVITY
• Location
• Pedestrian and cycle nodes
• Vehicle patterns
• BRT & Gautrain Station proximity
NATURAL CONSTRAINTS
• Orientation
• Sun path
• Wind direction
• S/W flow
• Existing shadows
SITE ORGANISATION
• East end becomes a services zone
• Use natural flow of S/W to determine catchments
• Service zones house plant rooms
M
A
C
R
O
PLANNING
• Shallow floor plate maximises solar daylight penetration 
and natural ventilation
• Puncturing of floor plate with atriums to allow daylight, ven-
tilation, circulation within deeper spaces to be
maximised
• Control of West and East solar gain
ENVELOPE
• Can cool and heat space
• Can reflect sunlight into a space or control it
• Allows for breather spaces and views out
WATER
• Water catchment and storage
• Usage of grey water collection systems
• Low flow fittings
• Water to be re-used to cool spaces
• Collected water to irrigate site
HEAT GAINS
• Reduce heat island effect
• Water catchment area – filters water for re-use
• High insulation barrier
M
IC
R
O
There are a number of green building principles which are 
integrated within the design of the Sandton Civic Exchange. 
These sustainability strategies are categorised within a mac-
ro and micro context.
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04
SANDTON SKYLINE
View of Sandton City Office Tower (left of image) and 
Michelangelo Tower (right of image), 2012 (Ball, 2012)
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ARCHITECTURAL
INTERVENTION
The following section outlines a number of key design drivers that in-
formed the final design of the Sandton Civic Exchange. Factors such 
as the site’s natural slope and topography, the concept of the plaza 
as well as its articulation, the building core (services) design, and 
the use of skygardens for the office buildings, all played an impor-
tant role in the final form-making of the scheme. This process was 
a highly reiterative one, requiring many revisions and alterations, 
along with each individual buidling’s articulation and refinement
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BUILDING THE MODEL
SCALE: 1:500, 2012
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PLAZA
The stepped plaza plays a vital role in 
bringing the complex of buildings that 
surround it all together. It is the most 
public part of the site and is designed 
to facilitate and connect to a number 
of uses. The diagram alongside de-
scribes the primary ones. 
While enhancing the functional offer-
ings of the surrounding buildings (of-
fices; dining; tourist info), it also serves 
as an outdoor public podium, which 
stands back to back against the con-
tained formal podium (auditorium) 
which sits atop the plaza. 
The stepped plaza is designed to ac-
commodate informal public musical 
performances,  an events screen dis-
playing anything from financial indica-
tors and news reports to sports match-
es. This screen wraps around the wall 
of the auditorium that faces the plaza. 
The elevated screen will allow for easy 
viewing from many angles. Finally, the 
plaza also serves as a place of protest 
and demonstration, a platform for so-
cial expression and gathering, as well 
as leisure and recreation.
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AUDITORIUM AS A TEMPLE ATOP THE ACROPOLIS
Another key design driver to the scheme was the idea of 
placing the auditorium, essentially the “jewel” of the com-
plex, on the highest point of the site - akin to a temple on 
the Acropolis. In this way, the auditorium is visible from both 
the street and the plaza, and is given special importance 
and expression, marked by its prominence and height. The 
stepped plaza also helps to create a dramatic setting and 
progression for users traversing through the plaza. 
WORKING WITH THE TOPOGRAPHY
The sites natural slope has a dramatic fall of 5m 
from its highest to lowest point. It was decided 
to work within this constraint by minimising cut-
and-fill methodology. The stepped plaza works 
well in addressing this height progression, while 
also catering to variety of uses and forming a key 
focal point for the scheme. 
PLAZA THRESHOLD
Special consideration was given to the plaza’s approach from street level. The stepped 
plaza forms part of the street pavement, drawing pedestrians to the site. Using steps of 
varying heights this allowed for opportunities for both seating and walking. Meanwhile the 
ramp is used both as an experiential and education tour about the history of Sandton, as 
well as a tool for physically disabled persons to access the auditorium and office buildings. 
ACROPOLIS (noun)
1. The fortified height or citadel of an ancient Greek city.
2. A raised area holding a building or cluster of buildings, espe-
cially in a pre-Columbian city.(Collins English Dictionary, 2012)
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GREEN SCREEN INSPIRATION
Boutique Monaco, South Korea 
(Skyscraper City, 2012)
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CONCEPT RENDER
Impression of a typical office floor, 2012
SKYGARDEN DIAGRAM
Creating a “living” building, 2012 
SKYGARDENS
The purpose of the skygardens is manifold. Firstly, typical office accommodation does not com-
monly provide users with sufficient outdoor space to relax and revitalise - instead one would have 
to step out of the office building to catch some air. And so the sky gardens seemed like an obvious 
choice in providing users with green pockets of relief within their office environment, both for aes-
thetic value, as well as for providing a breakaway area for relaxation, socialising and even informal 
meetings. 
Secondly, it is a well-known fact that plants reduce stress and increase productivity in the work-
place. According to Dr. Tøve Fjeld, from the Agricultural University of Norway, ‘The presence of 
plants can probably result in a positive change in the psycho-social working environment. The 
resultant feeling of well-being also affects how the individual assesses his/her state of health. 
Against the background of the psycho-biological identity and mankind’s positive reaction to na-
ture we can assume that plants have a particular effect on the sense of well-being. The individual 
experience of the subject’s state of health can be at least partly explained by the following reason-
ing: an improved sense of well-being raises the levels of tolerance for irritation. Consequently, the 
individual will experience the indoor atmosphere more favourably if there are plants in the working 
environment.’ (Lothian, 2012)
And finally, the skygarden module which varies across four different sizes, are repeated through-
out the two office buildings. This allowed for some measure of continuity and connection between 
the two physically disconnected buildings. Additionally the skygardens further enhanced the ar-
chitectural concept of ‘solid vs. void,’ (as described earlier) in that the void spaces are filled with 
greenery and landscaping, adding interest and life to the building facade. 
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INTERNAL CORE
Both Building A and B house internal cores which 
helps to centralise all services in one dedicated 
portion of the building, withour compromising day-
light and views. These cores also help to distribute 
movement and increase efficiencies across the 
floor plates. In addition to this, they are  used as a 
mechanism to divide floor plates into seperate of-
fices for different tenants. Finally the internal core 
allows for the architectural concept of ‘solid vs. void’ 
to be fully articulated along the facades, by freeing 
up the edges of each floor plate. 
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BASIC FORM
Sandton Civic Exchange
SOUTH WEST VIEW OF PLAZA
Corner West Street and Rivonia Road
NORTH VIEW OF AUDITORIUM
Corner West Street and Stella Street
ORGANIC-SHAPED AUDITORIUM
Seeminlgy floating within a glass roof
PLAN VIEW OF SCHEME
Basic composition
SCHEMATIC DIAGRAMS
TECHNICAL
CASE STUDY
The following section is an exploration of an existing office tower which has 
provided much design impetus for the Sandton Civic Exchange office building 
design. The building, Commerzbank Tower, is located in Frankfurt Germany 
and was designed by Foster & Partners in conjunction with Arup. New technol-
ogies were employed to reduce the building’s impact on the environment and 
increase the well-being and productivity of its occupants. The building aims to 
provide daylight access to all offices, with the aid of four-storey sky gardens 
that spiral around the faces of the tower. The use of sky gardens for the Sand-
ton Civic Exchange office buildings were inspired by this remarkable project.
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COMMERZBANK TOWER
Frankfurt, Germany
(Arqhys Arqitectura, 2012)
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Commerzbank Tower is located in the 
city centre of Frankfurt, Germany. After it 
was completed in 1997 it ranked as the 
tallest building in Europe until 2005 when 
it was surpassed by the Triumph-Palace 
in Moscow. At a height of 259 metres, 
56 stories, it provides 121,000m² of of-
fice space for the Commerzbank head-
quarters, which includes winter gardens, 
natural lighting and air circulation. 
It was designed by Foster & Partners, 
with Arup and Krebs & Kiefer (structural 
engineering), J. Roger Preston with P&A 
Petterson Ahrens (mechanical engineer-
ing), Schad & Hölzel (electrical engi-
neering). Construction of the building 
began in 1994 and took three years to 
complete. (Open Buildings, 2012)
COMMERZBANK TOWER
Frankfurt, Germany, 2012
(Arqhys Arqitectura, 2012)
TYPICAL FLOOR PLAN
(Noble, 2011)
SITE PLAN
(Noble, 2011)
PLAN ANALYSIS
The floor plan of the tower is an equi-
lateral triangle with rounded corners 
and slightly convex sides. The floors 
of the building and the cores at the 
three corners are organised around 
the central atrium. Each floor has 
three wings, two of which serve as 
office space; the third forms part of 
one of the 4-storey-high gardens. The 
tower makes an open and transparent 
impression due to the atrium, which 
is also triangular in shape. (Commer-
zbank, 2012)
STRUCTURE ANALYSIS
A unique frame construction en-
hances this impression by spanning 
the gardens, that is more than 34m 
wide, without the use of columns. 
The foundations of the tower are 
also exceptional. In order to prevent 
settlement, it rests on 111 reinforced 
concrete piles which were driven up 
to 48.5m deep into the ground. Eight 
floor deep, Vierendeel trusses allow 
the structure to span across the win-
ter gardens between the core verti-
cal load members. (Commerzbank, 
2012)
MASSING 
AXONOMETRIC
(Noble, 2011)
STRUCTURAL
AXONOMETRIC
(Noble, 2011)
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COMMERZBANK TOWER
Frankfurt, Germany
(Foster & Partners, 2012)
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SKY GARDEN
On the seventh floor
(Foster & Partners, 2012)
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SKY GARDEN
On the seventh floor
(Foster & Partners, 2012)
SKY GARDEN SECTION
(Noble, 2011)
MASSING AXONOMETRIC
(Noble, 2011)
SKY GARDENS
(Noble, 2011)
DECEMBER AM       DECEMBER PM
(Noble, 2011)
JUNE AM               JUNE PM
SKY GARDENS
The project explores the nature of the of-
fice environment, developing new ideas 
for its ecology and working patterns. Sky 
gardens that spiral around the building 
bring daylight and fresh air into the central 
atrium and are the visual and social focus 
for village-like clusters of offices. (Foster & 
Partners, 2012)
The gardens also provide a buffer zone for 
noise insulation between the central atrium 
space and the outdoors, while offices over-
looking the atrium are provided with light 
and views through the sky gardens. (Com-
merzbank, 2012)
SECTION THROUGH BUILDING
(Foster & Partners, 2012)
VIEW OF INWARD-FACING OFFICE
(Foster & Partners, 2012)
NATURAL LIGHTING
The sky gardens are rotated 
around the building to capture 
light at all times of the day. 
The diagrams (right) illustrate 
the penetration of light into the 
central space of the building’s 
atrium in the morning and after-
noon during both summer and 
winter. When the sun is low, 
light penetrates the facades 
of the sky gardens. However, 
when the sun is higher, the 
glass ceiling enclosing the atri-
um allows natural light to filter 
in. (Commerzbank, 2012)
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TECHNICAL
RESOLUTION
This section covers the major threshold-related technical details 
of the sheme. The section detail (right) highlights the junction 
wherein the auditorium and lobby meet, as well as the entrance 
threshold into the auditorium off Stella Street. Closer details re-
lating to the pergola and facade are also explored in this section. 
Finally, the technical detailing of a typical skygarden included as 
part of the office areas, is further examined.
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SECTION DETAIL
AUDITORIUM SKIN
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DETAIL 1
AUDITORIUM CLADDING
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DETAIL 2
PERGOLA DETAIL
DETAIL 3
FACADE DETAIL
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DETAIL 4
SKYGARDEN DETAIL
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DETAIL 5
GREEN SCREEN DETAIL
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DETAIL 6
WATERPROOFING DETAIL
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SANDTON SKYLINE
View of Sandton City Office Tower (left) and 
Michelangelo Tower (right) (Ball, 2012)
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SITE PLAN
1:1000
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BASEMENT -1
1:800
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LOWER GROUND FLOOR -1
1:600
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LOWER GROUND FLOOR 0
1:600
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UPPER GROUND FLOOR
1:600
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FIRST FLOOR
1:600
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FOURTH FLOOR
1:600

284
05  SANDTON CIVIC EXCHANGE
WEST ELEVATION
1:600
281
286
05  SANDTON CIVIC EXCHANGE
SOUTH ELEVATION
1:600
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PROGRAMMATIC SECTION
SECTION AA
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SECTION AA
1:600
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SECTION BB
1:600
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VIEW FROM SOUTH WESTERN 
EDGE OF PLAZA
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VIEW OF RAMP CONNECTING TO 
THE AUDITORIUM
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VIEW OF PLAZA FROM 
SKYGARDEN
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AUDITORIUM
INTERIOR

302
05  SANDTON CIVIC EXCHANGE
AUDITORIUM LOBBY AT 
GROUND FLOOR
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CONCLUSION
People are the lifeblood of the city. The shape and form of our urban environ-
ments often reveal its citizens outlooks and principles. The disciplines that 
shape space: film, writing, design, architecture and engineering, all play a cen-
tral role in envisioning what these places look like and what surrounding poten-
tial they may unlock.
The pioneering spirit that saw the creation of Johannesburg, its buildings, 
parks and economy, has been reimagined in the Sandton CBD. It serves as 
the gateway to the city and provides a stage for public life where festivities 
are arranged, and social and economic interactions are formed. Retail activity, 
landscaping, broadcasting, temporary art installations and public events will 
invigorate the life of Sandton’s public realm.
The Sandton Civic Exchange is the new public platform for civic pride and 
expression; a re-imagination of Sandton’s lost civic identity. It is a welcoming 
public space that allows for planned and unplanned social encounters and 
civic participation. A pedestrian-friendly environment framed by a public plaza, 
open-air art installations, and active retail edges along the street all contribute 
to the cosmopolitan life of this city centre. The stepped plaza is well-defined 
by the complex of surrounding buildings of the scheme, as well as its natural 
elements and landscaping. These form the vibrant backdrop to the Sandton 
Civic Exchange, hereby creating a new ‘sense of place.’ The Sandton Civic 
Exchange is the stage upon which the stories of urban life unfold and where 
Sandton City’s civic expression and identity are celebrated.
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tation, in order to argue for the value of public 
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